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PART 1 


THE PLANNING PROCESS 


The North Pickering Planning Area is being planned to accom- 
modate a viable agricultural as well as an urban community. 
In addition, the site may house a major recreational complex 
of regional importance. The Economic Flanning Group of the 
North Pickering Project team was charged with estimating 


and planning the employment base for the urban community. 


Planning by Objective 
Planning the employment base for North Pickering was structured 
by a major goal for the New Community and its attendant 


objectives. These are: 


GOAL To build a New Community in which residents may 
conveniently choose to both live and work. 
Objectives Cas) To balance the number of jobs with the 
size of the labour force living in the 
New Community 
(ca72.,) To provide a wide range of job opportu- 
nities in office, professional and 
industrial employment 
(7) To encourage at least 50% of the New 
Community's resident labour force to 
both live and work in North Pickering 
(iv) To take advantage of, rather than be 


dominated by airport employment. 


1 Prior to the decision to proceed with the New Toronto 
International Airport, this objective was necessarily 
modified by the condition, "if the proposed airport is 
burdee. 
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Planning Approach 
Objectives are measures of achievement, necessary to attain 
a goal. This being so, the planning approach necessitated: 

a) attaching realistic figures, which could be measured, 
to the objectives; 

b) assessing the likelihood of achieving these defined 
objectives under the various sets of conditions 
likely to arise; 

c) determining the gap, if any, between the measured 
objectives and the employment base which market 
forces were likely to induce "naturally" in North 
Pickering; and 

dad) if a gap existed determining under what conditions 
and using which implementation strategies, it might 


be reduced or closed. 


Since most of the planning process was characterized by 

some uncertainty as to whether the New Toronto International 
Airport would be constructed, the objectives were measured 
and as much of the planning as possible was undertaken, 
assuming noN.T.1I1.A. Where relevant, tests were made, 

both "assuming noWN.T.1.A. and "assuming anN.T.1.A.". 

The task of assessing the likelihood of attaining the 
objectives was also undertaken both "assuming noN.T.I1.A." 
and "assuming anN.T.I.A.". Consequently, it is now 

possible to provide a picture of the New Community's 
employment prospects, irrespective of the airport, and then 
to discuss additional employment or changes in the mix of 
employment which the presence of the N.T.I.A. may help to 


induce“in North Pickering: 
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A further aspect of the planning process was the necessity 
to determine what size of community would make possible the 


meeting of the economic planning objectives. 


Since there would be no point in retaining objectives which 
are demonstrably unattainable, the tasks of defining 
objectives numerically and assessing the probability of 
meeting them are interdependent. For example, before 
Objective (1) could be retained, it was necessary, not only 
to estimate the probable size of the New Community's resident 
labour force and therefore the number of jobs required to 
match it, but to determine the feasibility of providing 


this number of Jjobs*in North Pickering. 


Also to be taken into account is the interdependency 
between objectives. If it is assumed necessary to attain 
all the objectives in order to reach the goal, then how far 
and in what way will the goal be affected, if one or more 
of the objectives proves unattainable or only partially 


attainable? 


Because of these two sets of interdependencies, the problems 
of measurement and assessment can, in a sense, be described 


as requiring "Simultaneous solution". 


Determining the Size of the Community 

Several major results of urban systems analyses were used 
in determining what size of community was viable from the 
economic viewpoint. To obtain these results, it was 


necessary to analyse the economic base of a range of towns 


A 


within the Central Ontario Lakeshore Urban Complex (COLUC) 


and within central southern Ontario, and to account for the 


differences between them in terms of the relative size 


of individual towns, the distance relations between them 


and the distance relation between these urban places and 


Toronto. These kinds of task are called urban systems 


analyses. The results utilized were: 


to 


4 


The activity rate (total employment as a percentage of 


population) of a town tends to increase as the size of 


town increases. 

- town of a given size in southern Ontario which shares 
the influence of Metropolitan Toronto but is not dominated 
by that influence is likely to have a considerably higher 
activity rate than a town of the same size which is 
dominated by Metro. 

The difference between the activity rates under these 
Gifferent conditions is mainly accounted for by the 
Gifference in the amount of manufacturing activity and 

the amount of service activity which can be attracted 
under these different conditions. 

Manufacturing and service employment do not increase steadily 
as the size of town increases. While particular towns 

may vary considerably, due to the particular circumstances 
which attach to them, in a general way, manufacturing and 
service employment increases fairly steadily up to a 


certain size of town, then 'jumps' and then levels off. 
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The following generalized table serves to illustrate how 
the activity rate increases as the size of town increases 
and the kind of "jump" manufacturing employment and service 
employment tends to take. 


GENERALIZED URBAN POPULATION AND EMPLOYMENT 
RATE PATTERNS IN CENTRAL SOUTHERN ONTARIO (1970/72) 


% % S S % S 


E/? wey OP aes ae) Lioyen 8 20.2.0 1970 1S%:0 £67,071 (a0 
E></P Sie Uy A cheno) 1.07 8.0 Oe.0 1:5.2,0 20 15.0 
E,/P 310/620 URANO Heras) ATO7 50" *4:075.0 4.0/5.0 4.0/5.0 


Ta/P® 730/290 926.407 2e neo 4 Os oe 0m 6 10/39 013 70735. 0m oo e077 on 


Population 36,000 60,000 80,000 100,000 12077000 150,000 
Bae = Employment in manufacturing as a % of population 
Bed = Employment in services as a % of population 
B/E = Employment in retail as a % of population 
Te/P* = Total employment as a % of population = Activity Rate 


* Excluding Construction and Wholesale 


SOURCES: The "Market" Profiles for North Pickering: Some 
First Impressions, North Pickering Project, 1974. 
Urban Systems Analysis: Aggregate Analysis of 
Regional and Lakeshore Corridor Patterns, North 
Pickering Project, 1974, see in particular, 
Figures 37:16 and: 3. 
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These generalized figures cannot, of course, take into account 
that a new community might be more attractive than average, or 


that it might have a special advantage, such as being close 


to Metropolitan, Toronto, which has a shortage of available, 
serviced industrial land; but they do serve to indicate that 
Size of town itself, beyond a population of about 80,000, is 
not likely to much increase the percentage of manufacturing 


activity which can be attracted. 


The question of how much service activity might be attracted 

to North Pickering raised different considerations. Data on 
the service industries is scarce and poor but, from observation 
and experience, it is known that manufacturing activity is 
usually accompanied by some office employment and that some 
personal and convenience services, such as hairdressers and 

dry cleaners, tend to follows population. To -this ‘extent, 

the amount of service activity is also dependent on the size 


OPReOwn-. 


The relative scarcity of service employment in places dominated 
by Metropolitan Toronto is probably in the higher-order 
professional services to business and management and in 

the higher-order personal services of, for example, health 


and education. 


At the same time, it is thought that the very high mobility 
of people who live in COLUC has increased the frequency of 
"multi-purpose trips", say for shopping, entertainment and 
personal services, and that Toronto is the focal point of 


many of these trips. Consequently, places outside Toronto 
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but close to it may be decreasingly attractive to personal 


and convenience services and some retail activities. 


From the generalized table, it can be seen that the per- 

centage of service employment tends to level off at a population 
of about 100,000; but since the New Community will be close 

to Toronto, it seemed unlikely that increasing the size of 

the community much above 80,000 people would, of itself, 
contribute greatly to increasing service employment. On the 
other hand, if business and management services could be 
attracted to North Pickering, then its proximity to Toronto 


would probably be more advantageous than an extra 20,000 


people because of the need for intensive contact between 
various parts of the higher-order services sector. At the 
same time, an increase in population was in potential conflict 
with another major goal of the North Pickering Project, 

the preservation of as much good agricultural land as possible. 
Therefore, it was determined that approximately 80,000 

(say 70,000-90,000) was sufficient population to provide 

the major employment components, excepting the services, 

and not likely to seriously worsen the problem of attracting 


the service industries to North Pickering. 


The validity of this population figure was then tested 


and confirmed in Lowry Model Analyses, Phase II. 


Quantifying the "Live/Work" Objective 
Before Objective (iii) could be maintained, it was necessary 
to establish that encouraging at least 50% of the New 


Community's resident labour force to both live and work in 


2 See, Lowry Model Analyses of North Pickering, Phase II, 
B.G. Hutchinson, P.Eng. Waterloo, North Pickering Project, 
UOT 4. 
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North Pickering was feasible. 


The New Community will be built in perhaps the most economi- 
cally active region in Canada. It will be set in the 

eastern sub-region of COLUC, of which Oshawa has been 
designated by the Province as the sub-regional centre. 

North Pickering together with the N.T.I.A. is seen as one 

of the five major poles which will provide the economic 
structure of CoLUC.? It was therefore necessary to gain some 
initial understanding of how the New Community might 


affect and be affected by the complex economic relations 


of which it will become a part. 


The year 1986 was chosen as a planning horizon year, with the 


recognition that it probably represented a planning 

horizon period, say 1986-91; various population and employment 
base sizes were postulated for North Pickering; population 
and employment figures for urban places in the region where 
obtained from the Regional Planning Branch of the Ministry 
of Treasury, Economics and Intergovernmental Affairs (TEIGA) 
and generated from the TARMS data bank;" and additional, 
optional, planning figures for Oshawa/Whitby were obtained 
from TEIGA. A version of the Iterative Lowry Model was then 
used to test the likelihood of these various population and 
employment projections being met. The Lowry Model is a land 


3 Central Ontario Lakeshore Urban Complex, COLUC Task 
Force Report, December, 1974. 


4 Toronto Area Regional Model Study, Ministry of Transportation 
and Communications, Planning Division, on-going exercise. 


1S, 


use allocation model. It permitted the testing of alternate 
economic scenarios (or "pictures" of population and employ- 
ment) for North Pickering within a regional setting under 
alternate planning population and employment figures for 


Oshawa/Whitby. 


From the point of view of the planning approach, the major 
result of this exercise was affirmation of the very high 
mobility of the people of the lakeshore region. Many 


people live in one urban place and work in another. 


Within the constraints of the modelling exercise, the other 

Significant results were: 

: North Pickering was more likely to attain the population 
figure fed into the model if that population figure 
were larger 

. North Pickering was more likely to attain the employ- 
ment figure fed into the model if theN.T.I.A. were 
Dus 

5 In every tested combination of population and employment 
for North Pickering and Oshawa/Whitby, within the region, 
Oshawa/Whitby always exceeded its population and 


employment Soler 


Since this exercise was completed, more recent data on 
place of work and place of residence has become available 
from the 1971 Census. The Table on page I-10 displays 
pertinent relationships developed from this data, for a 


5 For a complete description of this exercise and detailed 
results, see The Iterative Lowry Modelling Exercise: 


Phase I: The North Pickering Project's Lowry Manual, 
North Pickering Project, 1974, 
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Municipality 


RELATIONSHIPS DERIVED FROM 1971 CENSUS 


PLACE OF WORK AND PLACE OF RESIDENCE DATA 


Bowmanville 
Newcastle 
Oshawa 

Ajax 

Whitby 
Pickering V. 
Brockville 
Scugog 
Brampton 
Mississauga 
Etobicoke 
Scarborough 
York 

1g NAONAe 

N. York 
Toronto 
Hamilton 
Aurora 
Markham 
Newmarket 
Richmond Hill 
Burlington 
Milton 
Oakvilie 
Pickering 
Whitby E. 
Chinguacousy 
Toronto Gore 
Port Credit 


Streetsville 
Metro 


SOURCE : 


Resident Jobs 
Labour Resident Work & Live 

Force Jobs Labour Resident 

Population Population once Labour Force 
5 Sohal -414 Iho OE Spay 
-417 SS 285 -407 
414 -422 TO2 SO 
439 494 ale} SST 
5. ce! 5 HEE 592 - 450 
aise 143 ZOD 214 
.394 sO3M = BE 487 
- 403 . 146 . 36 5 SOS) 
464 457 .98 a syle? 
- 440 BSS .85 3350 
472 SBS! aS 55S) 
2454 5 ARO 61 oO 
7491 wes .48 4 Al@l 
sO. 3 LENS) a8 .089 
-470 5 SLE -66 SST 
DOS . 780 1655 .676 
5 32 472 1.09 - 809 
408 .304 «74 5 JAE 
412 SS 5 IE oS i/ 
-413 so26 3 TE 426 
- 440 SAS = oKe' 50S 
422 248 Oo) 5 SIS 
443 - 630 Ae -641 
435 -403 ao 22 
5 IF odie 530) 5 ALAR} 
S39 T/ Abs) 2B sales 
413 - 364 .88 5 ASE) 
2425 Oy) BF TGS 
5 Sil -074 14 SOS 
457 yale -68 oe) 
484 460 95 - 846 


Statistics Canada, 1974. 
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selected range of municipalities in central southern Ontario. 
The last column of the table, giving work and live figures 

aS a percentage of resident labour force, indicates how few 
places have a live/work relationship of 50% or greater. 

The second last column indicates the number of jobs available 
per member of the resident labour force. By comparing the 
last two columns, it can be seen that most places which 

have a live/work ratio of more than 50% also have a jobs/ 
resident labour force ratio of approximately 1. For North 
Pickering, the implication is that approximately matching 

the number of jobs available with the size of the resident 
labour force will be a necessary condition for encouraging 

at least 50% of the New Community's resident labour force 


to both live and work in North Pickering. 


Following a careful study of the work-trip results genera- 
ted by the Lowry Model, which were substantially confirmed 
by more recent Census data, an examination was made of the 
distribution of housing and employment opportunities in 


the region. 


These exercises led to the conclusions that: 

; few urban places offered commensurate housing and 
employment opportunities so that the high commuting 
rate may result from necessity rather than choice® 

5 the commuting rate was so high and so consistent 


throughout the region that the only safe assumption 


6 For verification of this observation, at least in 
Mississauga, see Mississauga Transportation Planning 
Study, Peat, Marwick and Partners, (Toronto), 1974. 


re ei) acing 
ae are ne non none * 
pe i ale Nia” 

“eA eS Pa » eet 

on - Re tid x uv een . 


aly 2 esqtieg wl enn Yn os Ls oiteae 


” 


Ti 7 — vs CPs iy a 
: wy a von Sr eT 
3 ? : 
oS 


nee 


was that the goal of a "live/work" community would 
bextra cul Cn towaGie ada 

in these circumstances, encouraging at least 50% of 
the New Community's resident labour force to both 
live and work in North Pickering was a reasonable, 


but ambitious objective. 


EStama tings the. size Ofsthes Resident wLapoursrorce 

Some British and European new towns have displayed a 
younger-than-average population because recently married 
couples and young parents with small children tend to be 
attracted by the housing opportunities offered. Were this 
to happen in North Pickering it might reduce the number of 
women actively seeking employment and therefore the number 
of jobs required to match the size of the resident labour 
force. ! On the other hand, the projected structure of the 
Canadian population is such that the number of people be- 
tween the ages of 20 and 60 is likely to increase over the 
next 15 years or so.° This, taken together with the 
increasing participation of women in the labour force 

and the likelihood of people in their 20's and 30's being 
attracted to a New Community could mean that the number 
of people living in North Pickering and actively seeking 


employment would be higher than average. 


7 The possible implications of a low activity rate were 
tested in the Lowry Modelling Exercise, Phase I. 


§ TEIGA Population Projections, 1974. 
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Since neither set of atypical conditions could be postu- 

lated with a useable degree of certainty, the estimate of 

the size of North Pickering's labour force was made using 
Provincial figures. The result was then translated into 

a comparable urban activity rate. The proved to be 
approximately Ned Therefore, before Objective (i) 

could be maintained, it was necessary to demonstrate that 

the number of jobs which could be attracted to North Pickering 
would, when expressed as a percentage of the population, 


produce an activity rate of approximately .42. 


The average activity rate for COLUC is also about 42% 

and the COLUC Task Force used a projected rate of 46% for 

the middle 1980s; ie These figures assist in placing a 
possible 42% activity rate for North Pickering in perspective. 
Naturally, the average rate for COLUC includes the high 
incidence of employment in Toronto, as well as the much 

lower activity rates of some urban places which are dominated 


by Metro. (See the Jobs/Population column in the table on 


page I-10.) 


Estimating the Activity Rate for North Pickering 

The results of two major sets of tasks were utilized for this 
purpose: the urban systems analyses and the analyses of the 
secondary sector, principally manufacturing, in the greater 


Metropolitan Toronto area. Regrettably, the data available 


9 See Urban Systems Analysis: Aggregate Analysis of Regional 
and Lakeshore Corridor Patterns, North Pickering Project, 
LOTTA tp e4s% 
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at that time, did not permit a similar analysis of the 
services sector. Somewhat later in the planning process 
improved services data became available and permitted an 
intuitive and statistical analysis of the services sector, 
the results of which are provided in the Technical Appendix 


to Part: Linoft thas uReport. 


Since urban systems analyses and analyses of specific 
locational factors which attract secondary industry, and so 
influence the demand for available serviced industrial 

dand, are both concerned with the workings of market forces, 
the estimation of any activity rate for North Pickering 

also provided a picture of the kind of employment base 
which market forces might induce "naturally" in the New 


Community. 


When the urban systems analyses had been utilized to establish 
a base population of 70,000) = 9070007 10 nad also produced 

a first, crude approximation of the level of economic 

activity which might be associated with an urban community 

of this size (See Generalized Table on page I-5). Once 

a base population had been established, it was possible to 
further use urban systems analyses to develop more detailed 
estimates of the kind of economic base North Pickering 


might have. 


To clarify the probable extent of Metro's influence, these 
estimates were first prepared using a regional perspective 


and then modified to illustrate extreme and less extreme 


conditions of metropolitan dominance in the central Ontario 
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r-15 
lakeshore area. From a regional viewpoint, a North Pickering 
of roughly 70,000-90,000 people could have an activity rate 
of 44-45%. Depending on the extent of Metro's dominance 
the activity rate for a North Pickering of the same size 


could drop to 30-36%. 


Illustrative pictures or "scenarios" of these various 


possible economic bases are as follows: 


Extreme Metro General Metro 
Metro Dominance Dominance Region 
Activity Rate Activity Rate AGLLV ICY Rate? 
30 36 45 
Manufacturing 14 iPS) 24 
Wholesale & Construction 5 4 5 
Retail 3 4 5 
Service 8 S) 11 
30 36. 45 


Clearly, the activity rate of 42% required to maintain 
Objective (i) is 6 points higher than a rate illustrative 

of Metropolitan dominance, 12 points higher than a rate 
illustrative of extreme Metropolitan dominance, and 3 points 
lower than a rate illustrative of a place set within the 


general Metropolitan region. 


If the urban systems analyses can be described as producing 
"average" or “central tendency” results of systems regularity, 
then the question which it does not answer can be phrased, "how 


11 For a detailed discussion of the problems of estimating 
various employment bases for North Pickering, see The 
"Market" Profiles for North Pickering: Some First 
Impressicns, North Pickering Project, 1974; Urban Systems 
Analysis: A Literature Review, North Pickering PrOgecu, 
1974; Urban Urban Systems Analysis: Aggregate Analysis of 
Regional and Lakeshore Corridor Patterns, North Pickering 
Project, 1974; Urban Systems Analysis: Synthesis & 
Implications for North Pickering, North Pickering Project, 1974. 
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far 1s North Pickering Likely to bematyoicale. 


Purther, 1 can be asked) “Lf an activity rave.or 42% 

can be implemented in North Pickering, in what sector is 
the bulk of its economic activity likely to oecur and Now 
will this affect the mix and variety of job opportunities 


available in the New Community?" 


The results of the studies made of the secondary sector 
showed that North Pickering is a very attractive location 
for manufacturing employment. North Pickering finds 
itself: 

(a) In proximity to Metropolitan Toronto, wrth a 
potential supply of industrial land approximating 
one year's demand for the whole Toronto region, 
according to present trends; 

(b) located in a region facing a demand for available, 
serviced industrial land likely to be equal to if 
not greater than its supply; 

(c) necessitated by its objectives to match housing 
and job opportunities, and 

(d) with the planning potential of building an attractive 
and prestigious community. 

Its ability to successfully market its available, serviced 


industrial land therefore seems posure mas 


12 The studies made in assessing North Pickering's attraction 
for manufacturing employment are: 
Identification of Manufacturing Growth Industries, NPP, 1974 
Industrial Location Patterns, NPP, 1974 
Location & Site Requirements of Secondary Industry, NPP, 1975 
Input/Output Study tor Industrial Linkage Requirements, 
NPP, 1975; Identification of Most) Probablesinductrice, 
NPP 107 5 
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Consequently it was determined that selecting the manufacturing 
component of 24 points from the "high" activity rate of 45% 

(see page I-15) was justified in the case of North Pickering. 
When this component is added to the remaining components 

drawn from the lower activity rates of 30-36%, it is 

apparent that an activity rate of 42% is feasible for the New 


Community and permits the retention of Objective (i). 


Estimating the “Gap, 

In the services sector, there were no known grounds for assuming 
that the New Community could perform any better than average. 

It was therefore apparent that the mix of employment which 
market forces were likely to induce in North Pickering 

would not provide the wide range of job opportunities 


postulated in Objective (ii). 


It remained, and remains, a problem to postulate an employ- 
ment base for North Pickering which would both provide a 
wide range of job opportunities and be demonstrably feasible 
within COLUC, thus rationalizing the retention of Objective 
(ii). This is because, within COLUC, “the only urban 

placek, except downtown Toronto, which has a relatively large 
and diversified service sector is Don Mills. Consequently, an analy- 
tically based hypothesis for North Pickering cannot be 
constructed. Some urban places in COLUC do have an 
atypically large, but not necessarily diversified service 
sector (see Technical Appendix to Part II of this Report) 


but these probably represent situations peculiar to a 
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certain town which are not likely to be replicated in North 


Pickering. 


Nevertheless, for planning purposes, it was desirable to 

Say a little more than the fact that market induced employment 
in North Pickering would not meet Objective (ii) because 

it was likely to be deficient in service employment. Con- 
sequently, a "working" or unsubstantiated version of an 
"ideal" employment base for the New Community was rationalized 
as follows: 

The total activity rate of 42%, postulated as feasible 

under market conditions, was retained, since there is no 
reason why the required number of jobs should not be 
implemented in North Pickering. On the grounds that in 

the economic context of COLUC, it was most unlikely that the 
New Community could ever rely to a less than "minimum 

average” extent on secondary employment, 19-20 component 
points of secondary activity (manufacturing, wholesale and 
construction) were drawn from the "low" 30% activity rate 
profile (see page I-15). Then, 4-5 points were assumed for 
retail employment (see Generalized Table, page I-5). This 
left a minimum of 17 component points to be accounted for 

by service activity. These assumptions provide a rough, 


"ideal" scenario as follows: 


Secondary employment 20 
Retail employment 3] 
Services employment oy, 
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To the extent that these assumptions are valid, then the 
"gap" between the employment mix which market forces are 
likely to induce in North Pickering and the wide range of 
Job opportunities called for by Objective (i1) is 8-9 
component points of service activity, i.e. The 17 points 
of service activity postulated in the "ideal" scenario, 
Minus the 8-9 points of service activity, principally in 
personal and convenience services, which market forces are 
likely “tol attract to, North Pr ckerings ED etches: gap 

is to be reduced or closed, then most of the required jobs 


must be office, technical and professional. 
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PART II 


THE "MARKET" SCENARIO 


Definition 

The postulated "market" scenario is defined as the employment 
base for the New Community which could be implemented, using 
market forces, and irrespective of the N.T.I.A. The possible 


effects of the new airport are separately noted. 


The term "market" is used to distinguish this scenario from 
an "ideal" employment base, which would meet all the planning 
objectives. The "market" scenario substantially fails to 
meet the second of these objectives, viz. "to provide a 

Wide range of job opportunities in office, professional and 
industrial employment", because the percentage of general 
office, technical and professional jobs which it could 
provide would be quite small. This type of employment, 
together with the provision of personal and convenience 


services, is commonly called service employment. 


Approximately 60% of all employment in Ontario is now in the 
service industries and this percentage is expected to 
inoreasera Consequently, many of the children of the 

first settlers in the New Community can be expected to work 
in the service industries. If a sufficient number of service 


jobs cannot be attracted to North Pickering by, say the 


t 


13 See for example, the Ontario Economic Council's 
Ontario: A Society in Transition, Toronto; (1972). ena 
The Service State Emerges in Ontario, The Evolution of 
Policy in Contemporary Ontario, Vol. III, (1974). 
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early 1990's, then this second generation labour force 
must either leave North Pickering, or conmute out to 
work. Therefore, even though it remains feasible to 
implenent a "live/work" community based on this "market" 
scenario, the desired live/work relationship may not hold 


beyond the first generation. 


DA SELIDUEION CL wobs 


Assuming that a population of approximately 75,000 can be 
comfortably accommodated on the east side of the West 
Dufiin, and Using an activity rate of .42, the required 
number of jobs would be 31,500. ‘This postulated "market" 


scenario distributes these jobs as follows: 


Manufacturing employment 24 Approx. 13,000 jobs 
Retail employment 05 i So Om ObDS 
Wholesale & Construction 
employment 04 ? 3,000 jobs 
Service employment 209 s 6,750 jobs 
~42 By oU0 


For planning purposes, both in measuring the objectives and 
assesSing their viability, and also for the purposes of 
monitoring progress as the New Community is implemented, 
neatly rounded numbers have been used in this scenario. 

The real world is seldom so tidy. Consequently, all figures 


used in the scenario should be treated as approximations. 


The picture is satisfactory in terms of the total number of 


jobs. The employment base would, however, be relatively 
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US: 
homogeneous. The provision of education, health, social 
and recreational services, necessary for a community of 
75,000 people would produce some variety in the service sector 
but, for the most part, service jobs would provide personal 
and convenience services and so would produce much the same 
"picture" as retail jobs. The employment base would be 
heavily dominated by manufacturing. North Pickering would 
be a town in which most people worked in secondary industry 


and the remainder in stores and other small establishments. 


Manufacturing hmployment 


two complenentary approaches were used to determine the types 

Or inaustry likely to be attracted to the North Pickering 

Site, those which it woulda be desirable to attract and where 
these categories overlapped. Those most likely to be attracted 
are detatleaq in the background Paper ientitied Ihe Identification 
of Most Probable Industries, which shows that of the one hundred 
and twelve (112) manufacturing industries identified at the three 
digit level im the Standard Industrial Classification, tLorty 

(40) fall into this category. ‘These 40 are drawn from the 
following major industrial groupings: food and beverage; 

rubber ana plastics; wood industries; furniture and fixtures; 
paper and allied; printing, publishing; metal fabricating; 
Iiachinery industries; transportation equipment; electrical 
products; non-meteallie mineral products; ‘chemical and schemiucar 


products; miscellaneous manufacturing industries. 
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A range of criteria was used to estaklish these most probable 
iraustries and among these, emphasis was placed on footloose 
industries and on industries which are growing in terms of 

number of establishments, total employment, wages and salaries 
and productivity. At the two digit ievel, nine of fourteen 
categories identified as probable, also contain growth industries. 
Conseuuently, a high percentage of probable industries are also 


aesirable industries. 


The initial list of probable industries was culled to eliminate 
any which, for environmental cr other reasons, would not be 
Suitable for the New Community. For example, iron and steel 
mills and iron foundries were identified as probable and 
desirable in terns of employment and productivity, but were 
eliminated because they are heavier users of water than couid 


be accommodated on the North Pickering site. 


Before any industry was transferred from the initial list to the 
list of most probable industries, its location requirements were 


checked to ensure that these could be met at North Pickering. 


This approach was supplemented by a study of the linkage 
requirements of industry, based on the Province's Input/Output 
Table (see Background Paper, Input/Output Study for Industrial 
Industrial Linkage Requirements), which verified that all these 
requirements for the most probable industries could also be 
conveniently met at the North Pickering location. Linkage 
requirements are interdependencies, in terms of the essential 
inputs of some industries being the outputs of other industries, 


and also in terms of the chain reaction through the industrial 
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sector caused by a change in final demand for some product 


Or products. 


By checking the income and employment multipliers, those 
industries which have the largest total income effect, those 
industries which are key sectors or potentially key sectors, 
and those industries which draw on many suppliers and there- 
fore can have a stabilizing effect on the employment base 

of a given town or area, the Input/Output Study also con- 
tributed to the identification of industries which are both 


probable and desirable for North Pickering. 


At the same time, the Input/Output Study identified several 
industrial "clusters" which it would be both feasible and 
desirable to locate in North Pickering. Neither "cluster" nor 
"complex" development is typical of the lakeshore area, 
possibly because of the integrated way in which the whole 
regionai economy functions. For the same reason there may not 
previously nave been a sufficiently strong incentive to 
deliverately plan for this type of development. But 
traditionally, the eastern sub-region has lagged somewhat in 
relation to the rest of the area. The location of clusters 
and of a strong industrial complex could well assist in 


off-setting this. 


A cluster 18 aA group of Economic activities wlth simitar 
locational patterns, and by inference, requirements, but 
which may cor may not be functionally related. The fact that 


its elements have similar location requirements suggests 
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that it is feasible to locate the elements of a cluster 
simultaneously or in very close sequence. It is desirable to 
do so. because the: locationale “puld"sof suchwa nucleus is tikely 


to expand the size of the cluster fairly quickly. 


The clusters identified as suitable for location in North 
Pickering are: electronics components manufacture, which can 
also associate with two other parts of the electrical goods 
industry, electrical testing and distributing equipment, and 
communication equipment, to form a larger cluster; and metal- 
working and machine building industries which, at a higher level 
of aggregation can form part of a super-cluster, metal products, 


machinery and equipment, and precision instruments. 


In addition, the metalworking and machine building cluster is 
a close approximation of a metalworking "complex". A complex 
is a group of functionally related industries, the presence 
of which normally fosters economic development. Since many 
of the elements of this complex could be put in place as a 
cluster; lt is reasonable to suggest that good strategic 


planning could, also ysuccesstully Locate the complex. 


Lastly, the Input/Output Study identified miscellaneous 
manufacturing inaustries, a potential key sector in the 
economy of Ontario, as providing a range of possible "initial" 
industries ana some "filler" industries for North Pickering. 
These industries are footloose and so potentially able to 


locate or relocate in a new community. They score above 
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average on the overall rating of linkages, multipliers and 
export-import position ana rank fifth amonth forty-eight 


sectors in the central Ontario wage and salary multiplier scale. 


This dual approach to searching out probable and desirable 
industries for North Pickering was taken for two main reasons: 
to plan for a strong and developing industrial base for the 
New Community, particularly if it is to be largely dependent 
on industrial employment; and by putting such a base in 

place in North Pickering, to make a contribution to the 


economic development of the eastern sub-region. 


Airport Impact on Manufacturing Employment 

Analyses have indicated that employment in certain types of 
industry (essentially selected growth industries with branches 
or head offices in other cities) is highly correlated with 
business air travel. In the last decade some 65% of the 
increase in employment in these industries for the whole 
Toronto Census Metropoliten Area (CMA) has located 

near Malton. Such firms feel that their senior staff, 


usually sales personnel and managers make frequent business 


trips by air so thateasneer aarport: location 1s nol onby 


convenient, it saves time and therefore money. 


In addition an airport location is attractive because of 

the water and sewage services and good ground transportation 
that has been built to serve the airport. Some firms chose 
a near airport location because of the prestige and exposure 


it offers the firm's name and product. Conversely,studies 
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in the Yoronto region afford 11 etie support for the con] 
ventional assumption that many firms locate next to an 
airport for convenience in shipping air cargo. The 

fact that goods to be shipped by air must first be trans- 
ported to the airport by road irrespective of proximity 
results in any location which is reasonably accessible (say 
10~20 miles distance) to a major airport being regarded as 


ee oe 14 
SaciteLaccony. 


The N.T.I.A. as presently announced is to be "...a minimum 
international ‘airport. ..to consist of only one xunway and 

appropriate passenger terminal and related facilities. It 
is estimated that this limited programme can be operational 


to meet the peak seasons of 1979780".77 The Toronto Area 


Airports Project (TAAP) office of the Federal Ministry of 
Transport estimates that the new airport will handle the 
bulk of international flights, of which approximately 403% 
are charters, will process 1.5-2 million passengers in the 
first two years of its operation and will employ in excess 
of 3,000 people by 1979. As presently envisaged, the 
N.T.I.A. will handle only minimal trans-border and short- 


haul connections, possibly about 3% of “the total Toronto 


14 For -a@, full aiscussionvollairvorteimpact, sec: rine 
Nature of Development around Malton = Up-date and 
Progress Report, LANE, eMOT, Toronto, l0/4.68 Tne The Impact 
OL iN. Twila As ePickerning: on the Toronto Region: Base 
Population and Employment Forecasts with E.G.A.M.-55, 
TAAP, MOT, Toronto, December, 1974; Manufacturing 
Development in the Vicinities of TIA Malton and NTIA 
Pickering, TAAP MOT, aL9o7 5. 


15 Statement by the Federal Minister -of -lranspert, ie 


Honourable Jean Marchand, on The New Toronto International 


Airport, (Pickerang) February 20 PLS Se 


ka eee 
. > (2. > 


a 


> jap we 


* vier OR tee 


: od ~m Vee 
4 arr 
a 
=< ee ; 
wat a - 
7 
7 j 
i 
e 
4 
U - = : 
: f ~ 
nll a 7 
# fj i ° 7 
vi 
= - @ 
se i, § : 
ares] eae 
' — 
) : a 
a) > oo 
i => § 
é 
= — 


eee) 


ALL pOLrus: trartve Of this type.  oincee it wis CONC. an 
international airport, the N.T.I.A. will provide customs 


facilities. 


When combined with the attraction for industry which the 
New Community has of itself, the added attraction of the 
proximity of the new airport may well facilitate the selection 


of strategically desirable industries for North Pickering. 


If an increase in demand for air travel and air cargo 
facilities were to warrant the gradual increase in the 

size and complexity of the new airport, then as the airport 
developed its attraction for industrial location could 

be expected to increase. Whether or not the size of the 
new airport is increased, North Pickering: S interest. 1s in 
meeting its own employment objectives. Therefore, the 
planning process for North Pickering does not envisage that 
the industrial areas in North Pickering will be expanded 
for the purpose of accommodating additional airport-induced 


industrial employment. 


Were ‘the inerease Ginger strattic to warrant it, then 
passenger handling at ther N.T.1.A. might build up at the 
rate of 1-1.5 million passengers per year. This, in turn, 
could lead to the gradual putting in place of an airport 

at Pickering along the lines originally envisaged. Several 
studies (see Footnote 14) have examined the economic impact 
on the eastern sub-region of an airport of this scale 


and diversity. 
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It would be incorrect simply to add manufacturing employment 
estimates prepared by the North Pickering Project, to those 
prepared by T.A.A.P. The North Pickering estimates were 


prepared assuming no airport, but that the New Community could 


capitalize on prestigeous planning and the advantage of its 
proximity to Metropolitan Toronto. The T.A.A.P. estimates 

took no account of the special advantages of the New Community. 
Both planning teams recognize that as a major capital investment 
a new airport will generate additional economic development; 
but, for the most part, a new airport is planned because 
expected overall economic growth is likely to generate the 
increased demands for air travel and air cargo which 
necessitate its construction. Roughly speaking, therefore, the 
T.A.A.P. impact estimates are made up of two parts: that 
portion of manufacturing employment resulting from overall 
economic growth which is likely to be attracted to the 

eastern sub-region due to the presence there of the N.T.I.A.; 
and that portion of additional growth resulting from the 

capital investment of the N.T.I.A., likely to be attracted 

to its vicinity... The T.A.A.P. estimates for North Pickering are 
probably understated by the attraction factors of the New 
Community. The North Pickering estimates are probably under- 
stated by the attraction, factor of ther N.T.1.A. ands by ele 

New Community's likely share of the new, airport-induced 


growth. 
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Retail Employment 

The urban systems analyses, for which the data available 

had certain fimitations: © indicated that, On an activity 
rate basis the range of retail employment was probably from 
about 3-6% but concentrated about 4-5% above a population 
figure of approximately 60,000 (See Table on Page I-5 of 
this Report). When the 1971 Census place-of-work data 
became available, this range was shown to be shomewhat 
greater, from 0.7-10.3%. An intuitive assessment of North 
Pickering's prospects, given this range and some explanation 
of its extremes, suggested 3.5%. A more rigorous regression 
analysis suggested 4.52%. (See the Technical Appendix to 


Part D2 of thisekepore.) 


The amount “of retail activity to be found In any town is 
largely dependent on the particular marketing circumstances 
which attach to that town. Consequently, an independent 
market study of the New Community's retail prospects was 
carried cutee This study concluded that the following 


ranges of retail square footage requirements are reasonable 


for North Pickering; satea, population size of 75,7000. 


16 Urban Systems Analysis: Aggregate Analysis of Regional 
and Lakesh 


ore, Corridor (Patterns, North =Pickeringeeroject, 
1974, See Appendix II. © 


17 Retail Market Study, Larry Smith Research, Ltd., North 
Pickering Project, 91975% 
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- for the central area 404,000 452,000 sq. feet 
- for 4 district/commu- 
nity shopping centres 


outside the central 


area 212,000 264,000 sq. feet 


- f£0r LO °nelghbourhood 


shopping centres 15,000 25,000 sq. feet 


In order to estimate the retail employment possibilities 


associated with these retail floor-space ranges, current 


retail employment patterns for Metropolitan Toronto 


and the Regional Municipality of Durham were examinea.?® 


There is considerable variation in retail floor-space/ 


employee ratios, ranging from the City of Oshawa's 293 


to Etobicoke's 382. The median for Metropolitan Toronto 


lies around 318. Scarborough and North York have ratios 


of 324 and 326 respectively. The Town of Whitby's ratio 


is about 359. High ratios of over 500 have been estimated 


for the Pickering-Ajax area. 


18 


Nee 


9 


The data for Metropolitan Toronto were kindly supplied 

by the Metropolitan Toronto Planning Department. See the 
Metropolitan TOronto Statistical’ Series (October, 1974): 
The data for Durham were extracted from the Official 

Plan Discussion Paper No. 1, Regional Municipality of 


Durham, (October, 1974), pp.56-59. 


There are minor definitional discrepancies between the 
retail floor space definitions used by the Metropolitan 
Toronto, North Pickering Project and Durham studies. 
The first two are closest. The Durham ratios are based 
upon assessment data and tend to overstate the floor- 
Space ratio. 
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High and low employment range estimates for North Pickering 
have been estimated from the Metropolitan Toronto data. 
They are as follows: 

Total Retail Employment 

Upper-range possibility - 27550) ODS 
Lower-range possibility > 17939 jobs 

These translate into retail employment rates of 3.1% and 
2.59% for a New Community of 75,000. These are regarded 
as under-estimates of retail employment prospects for 
North Pickering because they omit retail employment in 
concentrations other than shopping centres. The Metropolitan 
Toronto studies encompassed 52 shopping centres, including 
one centre with over half a million square feet floor space, 
32 with 25-500,000 square feet and 19 with less than 25,000 
square feet. The same surveys also covered retail "Strips". 
Median employment ratios for older retail frontages were esti- 
mated at 16 employees per 100 feet frontage. Newer developments 
such as auto-oriented commercial tracts had median values 
of about 5 employees per 100 feet frontage. The retail 
study commissioned by the North Pickering Project confined 
its attention to retail centres. However, the degree to 


which the total shopping centre employment estimates above 
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II-14 
understate total retail employment is uncertain. If a 
considerable proportion of the New Community's non-shopping 
centre retail concentrations are of high quality design 
with small courtyards and strong pedestrian emphasis, retail 
employment levels per 100 foot frontage could be high. 
However, it is clear that the ratios applied to North Pickering's 
district and neighbourhood shopping centres are not as em- 
ployment~intensive as they might be. For working purposes 
it is postulated that the retail employment possibilities 
are more than likely in the order of 2,250-2,625 giving a retail 


employment rate range of 3.0-3.5%. 


From the results of these various approaches it is apparent 


\ 


that .05% for the retail component in the "market" scenario 


is probably over-stated. 


The types of retail activity for North Pickering suggested 
by the Retail Market Study are: 
- two department stores 
- five supermarkets, and other associated shopping 
facilities, such as 
- convenience stores 
- hardware 
—drugs 
- general merchandise 
- apparel/accessories 


- houshold furnishings, etc. 
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The Retail Market Study also deals with some other types of 
personal and convenience services and with some institutional 
services. In assessing the validity of the retail component 
of the market scenario, these convenience and institutional 
services have been omitted because, in the "market" scenario, 


they are dealt with under the component heading, "Services". 


Airport Impact on Retail Employment 

It is expected that by 1979, in excess of 3,000 people will be 
employed at the new airport. The number itself is not likely 
to effect retail employment in North Pickering. Some airport 
employees may choose to live in the New Community but the 
overall size of North Pickering's population has been set. 
However, Since airport employees tend to earn somewhat more than 
do industrial employees, it is possible that the presence 

of airport employees among the customers of the New Community's 
retail establishments may lead to some change in the complexity 
of merchandise which is available for purchase in the New 


Community. 


Were the airport to be expanded and a fairly high percentage 
of airport employees chose to live in the New Community, 
then in the longer run, this might lead to an increase in 
the size of the retail component of the employment base of 


North Pickering. 


Teas) 


Wholesale and Construction Employment 

A small survey of warehousing and wholesaling firms carried 
out by the North Pickering planning team showed that, because 
of its proximity to Metropolitan Toronto, the North Pickering 
Site is an attractive one for wholesaling. However, 
wholesaling has fairly extensive flat land requirements 

and tends to employ fewer people per square foot then do 
manufacturing enterprises. For these reasons, it is likely 
that the amount of wholesaling which North Pickering can 


accept will be limited. 


While the New Community is being built there will, of course, 
be a high component of sconstruction activity on the site. 

But as buildings are completed, they will be utilized for 
residential, industrial and commercial purposes and so 

the intense construction activity has an interim or, “roll 
over" effect. In the "market" scenario, it has been 
postulated that, when a population of approximately 75,000 

is in place, the number of construction firms likely to 
locate permanently at North Pickering will be about average 


for a town of its size. 


Airport Impact on Wholesale and Construction Employment 
The presence of the airport can be expected to enhance the 


attraction of the North Pickering site for wholesaling and 
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distribution activities. But in the interests of maintain- 
ing the New Community's environmental and other objectives, 
it is unlikely that the amount of wholesaling activity 


accepted by the New Community will be increased. 


The building of the airport means, of course, that 

there will also be intense construction activity adjacent 

to the New Community. Were the airport to expand, then this 
airport construction activity might continue at a fairly 
high level for some considerable time. Coincidentally, 

a growing airport would be likely to continue to induce 
considerable industrial and other economic development in 
the sub-region. This in turn would increase the demand for 
CONSELUCEION acelVvity = Wale much Of this activity would 
occur elsewhere, North Pickering might attract a larger 


number of construction firms to locate permanently. 


In these circumstances the construction component of the 


"market" scenario could prove to be under-stated. 


Service Employment 
Whether or not the higher-order services to business manage- 
ment which provide a good variety of office, technical, 


professional and managerial employment opportunities can 
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be attracted to North Pickering, the lower-order services 
usually described as personal and convenience services, tend 

to follow population. In addition, the requirements of the 
population for education, health, social and religious services 


provide some technical and professional employment. 


Lack of detailed data on the services sector obviated the 
possibility of detailing probable service industries as the 


probable secondary industries were detailed. 


Earlier planning work, from which the estimate of 9 component 
points of service activity for the postulated "market" scenario 
was derived, had to rely on highly aggregated data for the 
service sector. When improved, place-of-work, services data 
from the 1971 Census became available, it was immediately 
Subjected to both intuitive and rigourous statistical 
analysis. (See Technical Appendix to Part II of the Report) 
From these it was concluded that the 9 component points 

for service activity should be retained. On the basis of the 
analysis the figure is conservative. But North Pickering, 

in ‘common with other places approximately the same distance 
from Metropolitan Toronto, might find that its population 
enjoys multi-purpose trips and so tends to travel out of the 
New Community to obtain some personal and convenience 


services. 


Intuitive and regression analysis were also used to estimate 
the distribution of types of service activity which might 


occur within the 9% component. These compare as follows: 
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Intuitive Statistical 


(No Activity (Assuming 42% 
Rate Assumed) Activity Rate) 


S.L.C.> Divisione 


Major Group 1 - Finance Industries O5 0.75 
Major Group 3 - Insurance Agencies 
Real Estate Industries Ons O63 


S.1.C.* Division 10 
Major Group lL — Education 2 at One 


Major Group 2 - Health & Welfare 
Services 228 PAs Mise 


Major Groups 3 & 4 - Amusement 


Recreation & Religion Oaee 0.59 
Major Group 5 = Services to 

Business Management GES 0.96 
Major Group 6 - Personal Services Oe O74 
Major Group 7 - Accommodation 0.9 1.05 
Major Group 8 - Miscellaneous 0.4 nao 


Syl. CerDavasione ie: 


Major Group 3 - Local Administration 0.8 O56) * 
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*® Standard Industrial Classirication 


x** Intuitive estimate used. 
Coefficient of Correlation not, useful. 


The statistical explanation for variation in employment in 
Health and Welfare Services is so low that it cannot be used. 
All the statistical inferences should be used with caution. 
However, most regressions provided useful estimates of 


employment rate possibilities. In consequence, a joint 
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intuitive-statistical interpretation is required. *? Using 
the intuitive estimates for health and welfare services 


and miscellaneous services the following service employment 


rates were estimated from these regression analyses.* 
Urban Place 
Activity Rate 30 36 42 
Service Sector Estimate I - Tp ens) NwE.Ps 9.04 o7 
Employment Rate fo) 
Estimate II - C6, 25=L147) (C/6=12.3) (8. 96—04572)) 


N.E.P. - No estimate possible. 


The three perspectives employed--urban systems analysis, 
intuitive inspection and statistical analysis--are markedly 
consistent and suggest the following service sector possibili- 
ties for North Pickering under the pertinent urban place 


activity rates. 


Urban Place 
Activity Rates 10) 36 42 


Service Sector Oo 
Employment Rate TEORO) oe cteyas oO = 10.0 


Independently, the Social Services Planning Group of the 
North Pickering Project estimated the number of personnel who 
will be required to provide a range of social, educational, 
religious and recreational services for the North Pickering 


Community. When these absolute numbers are translated into 


20 For a complete deseription of this analysis of thescervice 
sector, see Technical Appendix to Part 1 lpot sii senepores 

21 These rates would have to be marginally augmented by the 
addition of employment rates in transportation, communications 
and other utilities and insurance carriers to make them 
perfectly comparable with the "service sector" used in the 
urban systems and previous analyses in the economic planning 
programme in the Project. 
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percentage points, they closely approach those parts of the 


intuitive distribution to which they refer. 


Airport Impact on Service Employment 

The new airport is likely to generate a demand for 400 to 

500 hotel rooms“? for the convenience of passengers and 
flight crews. Assuming that it would not be convenient 

to provide this hotel accommodation in the new terminal, 

then it might be constructed within the New Community. 
Assuming that this hotel also provided restaurant and perhaps 
convention facilities similar to those which are provided 

by hotels in the vicinity of Malton, it would require the 
services of .6 persons per hotel room. 77 This would lead 

to the employment of 300 persons which translates into an 
activity rate component of .04. Since Mississauga, Ftobicoke 
and Brampton, which contain accommodation generated by 
Malton, were included in the data base used to assess North 
Pickering's prospects, no change in the 9% postulated for 

the services sector was made. However, it can be seen 

from the table on Page II-18, that the intuitive estimate 

for accommodation, which was made without taking the N.T.I.A. 
into account, iS somewhat lower than the regression estimate. 
This may tend to confirm that 9% for the services sector is 


a little under-stated. 


Were the increase in air traffic to warrant the build-up 
of the N.T.I.A. along the lines initially forecast; then 


the demand for hotel rooms generated by the airport might 


22 Internal Forecast, 7.4.4. hs) MeOel. te LOLOntO elo. 
2318-1 pws 
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be as follows: 


1981 1200 rooms 
1986 2000 rooms 
1991 Se 00mroome s+: 


Using Malton as a guide, 3300 rooms would represent 12 hotels. 
About 60% of the occupancy rate would be by air travellers 
including crews.°> 

Assuming that about 500 rooms of this total demand would be 
provided in the air terminal building, for the convenience 

of passengers and flight crews, a potential demand for 2800 
hotel, -rooms).1s open for .capture. Applying the rate of 

-6 persons per hotel room plus restaurant and convention 
facilities this would create employment for 1,680 persons, 


which translates into a service component figure of 2.243%. 


The accommodation component for Mississauga is 1.1. For 
Etobicoke it as], and fon Brampton +t 1s. 1327) No ‘one 

urban place has captured all the hotel and related activity 
generated by Malton. Because of the data base used in 
assessing North Pickering's prospects, it cannot be determined 
exactly by how much the service sector should be increased, 
even if it is assumed that the New Community can capture 
virtually the whole of the accommodation demand generated 


by an expanded N.T.I.A. For working purposes a figure of 


2.0% is being used. 


, Mae =a 


a) td =) - -: ry can 
~ : are 
>. 4 ei eS ha teens : 
. 7 a 7. Wel 
: _ (Raeellly &. “Sharey op nin len a | 
“a Vv ba? | DiGi “Der Re G ene 
: gr = VG, 19 a Go iets. Pe we ebay na 
; fa Ihe. @ Pe @ _ ; \aaem = - qe (fae 
Ww es sith 9 : r s 7 axe = 7 - - saiPe 
ae P S Stage wrt ‘hn are 
at i) . ‘ sy ey 4 he F 
ry, Fi es, inte : : : » si rn a Pa ie = bod : hy ) 7 
iio te” sawed ; “i siya 
we e iia By 1&3 ‘OG > i f ; = -_ aa 


DANFalei 
2 
eo FE I 


tat 4 iS 


: =e 
ml) 7a [i> Fae a ga W 


Ai wee 


= 


a 


P25 


Industrial Land Requirements 

For purposes of assessing industrial land requirements, 
manufacturing, wholesale and construction employment can 

be added together to produce a total of 21,750 jobs required 
in secondary industry. Using 15 workers per net industrial 
acre requires the provision of approximately 1,450 
industrial acres. Of this, a little more than 1,000 acres 


could be conveniently provided within the New Community. 


The remaining 400-450 acres could be provided within the 
boundaries of the New Community with some infringement of 


its environmental objectives.7° 


Since the airport exists, there also exits the possibility 


of locating some industrial land requirements on the airport 


site. 


To the extent that the presence of the airport tends to gener- 
ate more service employment, then the New Community may reach 


its employment objectives with fewer industrial jobs. 


Were the airport to expand, then by 1986 there might be as 
many as 15,000 airport employees and by 1991, this number 
could increase to 20,000.*/ If the New Community chose to 
regard airport employment as part of its employment opportu- 


nities, then clearly many fewer jobs would be required 


within the New Community itself. 


However, due ito the special characteristicsso: alrpore 


employment which includes a high proportion of air crews 


26 Evaluation of Phase III Modified Concept Plans, North 
Pickering. Prodect, ue 77> 
27 Internal Forecast, TAAP, MOT, Toronto 975% 
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and since some other airport employees will work out of both 
airports, about 33% is the highest realistic figure that 

can be postulated for airport employees who might choose to 
live in the New Community .7° This, 1n “turn couldvatfect. the 


"live/work" goal for the New Community. 


The other alternative is for North Pickering to reduce its 
employment objectives. About 15,000 industrial workers is 

the maximum number likely to be accommodated on 1,000 industrial 
acres. This in turn would reduce the secondary employment 
component (manufacturing, wholesale and construction) to 20 

points and the total activity rate to 34%. In these circumstances, 
it would not be possible to balance the number of jobs 

available with the estimated size of the resident labour 

force. Increased commuting would result and the goal of a 


live/work community would become virtually unattainable. 


The Goal of a Live/Work Community 

The goal of building a New Community in which residents may 
conveniently choose to both live and work was chosen for 

three main reasons: It obviates the need for long journeys to 
work and so offers people more free time and greater 

personal convenience; it moderates the increase in commuting 
pressures which might otherwise occur in the region and 

it offers the possibility of living in a *%proper town, 


rather than in a suburban, residential setting. 


28 This figure was extrapolated from employee distribution 
and travel time factor relationships observed at Malton 
as established by Summer 1969 Travel Survey, Toronto 
Area Airports Project. 
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The "market" scenario as postulated can provide the "necessary 
condition" for implementing a live/work community for the 
first generation of settlers. The total number of jobs 
provided by the "market" scenario is quite adequate for this 
purpose. At the same time, the North Pickering Project 

is developing a housing policy designed to provide housing 
commensurate with the needs of the people who are likely to 
work in the New Community. The financial implications of 
simultaneously providing commensurate jobs and housing is 


also being examined. 


Since social and recreation facilities must be provided for 

a community of approximately 75,000 people the provision of 
these services too is being tailored to meet the needs of people 
likely to be interested in both living and working in the 


New Community. 


When a company expresses a firm interest in locating in North 
Pickering, it would be desirable to work with the employer 

and with the employees to ascertain how many have an interest 
in also living in the New Community and what the housing 
preferences in terms of size, type, price, etc., of such 
interested persons are. This would facilitate the simultaneous 
location in North Pickering of an interested firm and those 


of its employees who are interested in also living there. 


E26 


It is clear that the idiosyncratic preferences of every 
individual could not be met, but it also seems clear that 

a careful implementation strategy could provide the 
"sufficient conditions" for a live/work community and so 

put in place an urban community which meets the wishes of 

the majority of people with an interest in living and working 
there and, at the same time, acquaint the potential population 
with the fact that their preferences are being sought and 
will be implemented if feasible. Unless travelling long 
distances to and from work is a deliberate choice on the part 
of most people, this may offer a realistic approach to build- 
ing a New Community in which many people can conveniently 


choose to both live and er 


29 For detailed implementation proposals, see "Strategic 
Proposals for Implementing a "Live/Work" Community at 


North Pickering, North Pickering Project, 1975. 
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TECHNICAL APPENDIX 


THE SERVICES SECTOR 


The Service Sector 

The purpose of this technical appendix is to explore further 
some of the characteristics of the service sector in the Central 
Ontario urbanized lakeshore, and to dimension the nature of 
North Pickering's probable service sector to a level 
commensurate with the detail available for the manufacturing 


sector. 


For most of the planning process, only highly aggregated 
service sector data was available. Toward the conclusion 

of the study, Statistics Canada made available 

detailed place of work employment data for the lakeshore 
area. This substantial improvement in the economic planning 
data base was immediately harnessed for this and other 


analyses. 


Approach 
The approach adopted here is two-fold: 

1. An intuitive analysis of the service employment 
patterns in the Central Ontario lakeshore and the 
application of previous studies, on North Pickering's 
market prospects, to suggest the New Community's 
service sector structure in 1986/91. 

2. A statistical analysis of the lakeshore service 
sector structure and the estimation of prospects 
for North Pickering under a range of urban activity 


rates. 
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Preliminary Estimates 


The approach adopted in the first part of this exercise was to 
examine the distribution of employment rates (employment/ 
population) for various services in places along the lakeshore. 
Having established the range of rates, arithmetic means and 
modes were estimated. Following this the extremes of the 
range of values for each activity were progressively deleted 
to reduce the effect of atypical places, e.g. Metro Toronto 

in finance, Milton in health and welfare. From these reduced 
distributions service employment possibilities are suggested 


for North Pickering. 


Data 

Table 1 presents the base data. The data were provided by 
Statistics Canada stormcieseensiscnyeaG 197 atva S-digit SiCc* 

level. Wholesale and retail employment data have been included 

for comparison. The urban places (30) included are those in 

the Central Ontario lakeshore area, representative of the 

urban economic environment within which North Pickering will 
develop. To start, sixteen places were chosen as suitable analogies 
to suggest the (range) possibilities for North Pickering. 


These were: 


Burlington Etobicoke (Borough) 

Oakville Scarborough ~ 

Oshawa York a 

Brampton East York is 

Bramalea (Chinguacousy Nortnwvork o 
Twp.) 


* S.1I.C. - Standard Industrial Classification 
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FIG.13 THE SERVICE SECTOR—REGRESSION ESTIMATES 
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*No Estimate Possible 


Whitby Pickering Twp, 
Richmond Hill Vaughan Town 
Mississauga Markham Town 


In the estimation procedure reference is sometimes made to the 
entire lakeshore's urban places. 
Employment Rates 


The employment rate ranges were computed for the entire data 
series and for two deletions at both ends of the distribution. 


(Fables2)% 


TABLE 2 TOTAL RANGES AND TWO DELETIONS FOR TRADE AND 
SERVICE EMPLOYMENT RATES (1971) 


Total Range lst Deletion 2nd Deletion 


S 


oe 


S.1.6C2 Division <6 


Major Group l - 

Wholesale Trade OS = 76.2 OmC. Oso Ons = Sono 
Majopn Group 2 - 

Retail Trade One LO. 3 1.4 - 6.1 V5 =76.0 


S.I.C. Division 9 
Major Group l - 


Finance Industries Oe 6 O'S2 mn 3 0.3 - 0.6 


Major Groups 3 


Insurance Agencies and 
Real Estate Industries OSes. 6 ORS Fae ae rs”. Oe 3 een Ocal 


Table 2) Contd 


TOTAL RANGE 1ST Deletion 2nd Deletion 

SitliaiGul Dv ol OneeLo 
Major Group. = 

Education and Related 

Services 0.9) — 1007 10. =. Sie LG 5— 535 
Magorm «Group (2) = 

Health and Welfare 

Services OS Va Olas Oran —arGred: 0.8 - 4.9 
Major Groups 3 & 4 

Amusement, Recreation 

and Religion Ope lee9 ORF al 6 OS = 2 
MajOr.Group. 09 — 

Services to Business 

Management Ole = 4 Dowie lca! OnS sale 
Major CLCup. Os 

Personal Services OR ea leans Oa a Aw Ode =20 09 
Major Group 7 = 

Accommodation & Food 

Services 032,225 OSes a AE) O Ssapld 
Major Group, 3s) — 

Miscellaneous Services OG ia let O72 = 0.9 0.35 — 0.7 

Total -Divisiron 20 2.40 =" 17.5 322. Le 4 359 = A159 


GLC. Divis tone 


Major. Groups. — 
Local Administration 0.2 = 1.8 Ore al Beat! Ona 


Trade - Wholesale 

It is evident that the distribution of wholesale employment 
rates is quite extensive. After two deletions the range 
remains a multiple of 5 of the lowest value (0.7%). The 
average tends to lie around 1.5%. The range is extended by 
Vaughan's (6.2%) rail classification operation and Port 
Credit's (5.6%) oil refining activities. Bramalea* hada 
rate of 179%, Brampton 2..0%,) and scarborough 1.6%... Nerch 
Pickering's potential of using good road and rail facilities 
and the availability of space suggests that a rate of around 


2.0% is probable. 


Trade - Retail 

The range of retail employment rates is a little less extreme. 
Places like Brampton (6.1%) and Port Credit (10.3%) had 
relatively high levels of retail employment. Very different 
places like East York (1.4%), Bramalea (1.5%) and Pickering 
Township (0.7%) had low levels. The average tends to be around 
4.8 %. North Pickering's prospects are uncertain given the 
relatively high rate in Scarborough (4.1%) and Ajax (5.8%). 

A vate Like North York a(3.¢s) -cr Richmond Hili(s.3%) might 
represent the upper level for North Pickering. A _ worktng 


rate of 3.5% is suggested. 


Services - Fanance 
After truncating the distribution of financial service employ- 
ment rates over thirty places they exhibit a moderate range. 


The upper rate is four times the lower. There is little to 


eee EEE EEN SENSES EERE! 


* Chinguacousy Township data is used to estimate Bramalea. 
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indicate a likely rate for North Pickering. It may be 
expected that more convenience and local business financial 
services would be provided than in East York (0.2%). There 
is little to suggest that the rate should be far above 
Scarborough's (0.4%). However, Ajax (0.7%) and Richmond 
Hill (0.5%) as peripheral urban places have higher rates. 


An average rate of 0.5% is suggested for North Pickering. 


Services - Insurance and Real Estate 

The range of employment rates in insurance and real estate 

is extensive, from 0.13to 1.6%, The modal value lies around 
0.44 High growth areas such as Bramalea, Mississauga and 
Scarborough did not display significantly higher rates in 

1971. The Pickering area however had a relatively high rate 

of 1.28 The highest rates are found in Port Credit (1.6%) and 
ther City sore roron tom as. .sm) The Metropolitan Boroughs all 

have modest rates below 0.4%. Insurance agencies can be ex- 
pected in North Pickering as a matter of course. Whether 

large companies will relocate or establish substantial offices 
is less certain. Likewise, in the real estate sector the possi- 
bilities depend upon how the Development Corporation undertakes 
the land disposition process. This is as much a matter of 
policy as it is one of development economics. For the 

present exercise it is assumed that the Development Corporation 
does most of the marketing. A relatively low employment 


rate for insurance and real estate services of 0.3% is suggested. 
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Services - Education and Related 

The range of education employment rates is large, from Pickering 
Township's 0.9% to Pickering Village's 10.7%. Deleting these 
extremes reduces the ranges to 1.0% - 6.3%. The upper range is 
influenced by Milton's large educational employment in the 
Ontario School for the Deaf located there. A second reduction 
of extreme values gives a range of 1.@- 5.3 Toronto City and 
Hamilton have relatively high values of 4.2 and 3. respectively 
reflecting their university, research and related functions. 

The inner Boroughs of York and East York have low rates of 
1.@and 0.8% respectively. The three outer Boroughs have rates 
between 1.% and 2.% Some places beyond the immediate metro- 
politen area tend to have, higher rates, e.9. Ajax (2.63 )\y 
Brampton (2.2%), Streetsville (2.3%), Aurora (4.2%), Markham 

(2.4%), Richmond Hill (2.3%) and Whitby (2.2%). There is little 

to suggest that North Pickering would be very much different 
from these places. Notwithstanding the recent decrease in the 
rate of school enrollments the possible demographic structure 

of the North Pickering community (high family content) could 
counteract this general tendency. A rate of 2.4% is suggested 


as a first estimate. 


Services - Health and Welfare 

The range of employment rates for health and welfare services 
is very large (0.3%- 6.7%). The average tends to lie around 
2.8%. There are a number of atypical places which keep this 


range wide, e.g. Milton (6.1%), Whitby (4.7%) and Newmarket 
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Dag 
(6.7%). These places have general and psychiatric hospitals 
and welfare institutions. It is unlikely that North Pickering 
will have a rate close to these levels unless a major medical 
institution is present. It is equally unlikely that 
the low rates typical of the Metropolitan Boroughs (1.1% - 
1.6%) will be evident. These low rates may be the result 
of staffing economies relating to scale of operation and 
size of serviced population. The average rate of 2.8% is 


suggested for working purposes. 


cervices™ = Anusement, necreation and Religion 

The range of employment rates is also large in this sector. 
It is less easy to explain individual variation. Three 
deletions at the lower end of the distribution make little 
difference to the range. The extreme values are concentrated 
in a relatively small number of high value palces, e.g. 
Vaughan Town (1.9%) and Pickering Village (1.6%). Without 
justification for suggesting any bias toward either end of 


the distribution the modal value of 0.4% is suggested. 


Services to Business Management 

It is possible that North Pickering could have some of 

the smaller business-serving activities presently evident 
ain the Toronto suburbs (0.6% - 1.2%). It could: however 

be as low as Bramalea's 0.4%, or as high as Mississauga's 
1.2%. The average of 0.7% seems to lie between the higher 
metropolitan fringe places (Brampton, Mississauga, North 
York and Vaughan Town) and the scatter of other rates. 


Because of the likely predominance of manufacturing acti- 
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VitLies and the proximity of Nortiy Pickering to Toronto, 
it is suggested that up to the design population of 70- 


90,000 the rate will be relatively low at about 0.5%. 


Services - Personal 

The personal services employment rate is difficult to 
anticipate. Urban places with populations similar in size 
to North Pickering's design level (Burlington, Oakville 

and Oshawa) have rates scarecely different from some 

smaller circum-metropolitan places (Brampton, Richmond Hill, 
Markham Town and Aurora). Mississauga (0.4%) and Bramalea 
(0.2%) appear to be relatively deficient in these services.* 
There is little to suggest that North Pickering might be 
deficient in most personal services, especially convenience 
services. It is expected that a rate similar to the outer 


Boroughs and the overall average may be attained, i.e. 


‘S) 
~ 
oo 


Coe ee te 


The range of employment rates is not too extensive in this 
sector. Like health and welfare services and retail trade this 
is a relatively labour-intensive sector. The outer suburbs 
range between 0.8% and 1.0%. Small circum-metropolitan 

places have relatively low rates e.g. Richmond Hill (0.8%), 
Markham Town (0.5%). Relatively high rates are evident in the 


west of Metropolitan Toronto, e vg. Mississauga (151%), Port 


* Or are availing of considerable staffing economies 
associated with modern shopping centre developments. 
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Credit (1.9%) and Brampton (1.2%). The Etobicoke (1.0%) 
and Mississauga rates reflect the presence of airport- 
related accommodation and entertainment facilities. A 
rate slightly below the average is suggested for North 


Pickering i.e. around 0.9%. 
Services - Miscellaneous 


The distribution of miscellaneous service employment rates 

is extensive. The average is around 0.5% with modal values 
between 0.3% and 0.5%. A middle value of 0.4% is used for 

convenience, reflecting the moderate level of total service 
employment expected in North Pickering, under normal 


Market cond?tions. 


Local Administration 

Employment rates in this sector in the Durham Region are 
higher than many other areas. There is no immediate 
pattern relating the rate to size of municipality, time 
Since restructuring, proximity to Metro and other factors. 
The management and building of the New Community will be 
the responsibility of the Development Corporation. Like 
the construction sector the numbers employed may vary over 
time depending upon the rate and type of development. For 
present purposes, it is assumed that the Development 
Corporation will employ personnel to a level analogous 
with places of similar size (i.e. 70-90,000) and location. 
The employment rate might approximate that of the larger 
surrounding areas and the overall average. A rate of 0.8% 


is suggested. 


These first estimates of retail, wholesale and various 
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service employment rates for North Pickering (with 


70-90,000 population) are presented below. 


TABLE 3 NORTH PICKERING - FIRST ESTIMATES OF POSSIBLE 


Se ck Divi st Ome 
Major Group 1 
Major Group 2 


TRADE 


Sul.Co Davision 9 
Major Group 1 


Major Group 3 


SECTORAL EMPLOYMENT RATES 


Employment/population 
% 


Wholesale Trade 


Retail Trade 


Finance Industries 


Insurance Agencies and 
Real Estate Industries 


FINANCE, INSURANCE AND REAL ESTATE 


Se l.C.oeDivasaone Le6 


Major Group 1 - Education and Related 


Services 
Major Group 2 - Health and Welfare Services 
Major Groups 3 & 4 - Amusement, Recreation 


Major Group 5 


Major Group 6 


Major Group 7 


Major Group 8 


and Religion 


Services to Business 
Management 


Personal Services 


Accommodation and Food 
Services 


Miscellaneous Services 


COMMUNITY, BUSINESS AND PERSONAL SERVICES 


Sie CeeDiVisloOn eel. 


Major Group 3 - Local Administration 


TOTAL (Div. 9, 10 and 11, MG.-3) 


200 


es 
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These are first estimates drawn from a diverse range of urban 
places of different sizes, urban economic bases and locations 

with reference to Metropolitan Toronto. Experience in the 

United States and Canada has clearly demonstratedthe changing 
proportions of the various employment sectors over the city- 

Size spectrum.* The review of urban economic regularities in 

the Central Ontario urban system has alsoindicated the changing 
proportions of total employment in the various sectors, especially 
manufacturing and services, throughout the range of city sizes.** 
In addition to the changing sectoral make-up of cities of 
different sizes and locations, there are significant differences 
in the absolute level of employment as a proportion of resident 
population. That is, the urban place activity rate itself 

varies over the city-size spectrum. As the wholesale, retail 

and service employment rates which have just been estimated, 

are by definition expressed as a proportion of total population, 
as the activity rate itself changes (employment/population) so will 


the individual sectoral employment rates change. 


In the urban systems analysis completed by the North Pickering 
Project activity rates and sectoral splits were estimated for 
a new city in the vicinity of Metropolitan Toronto. These 


were as follows: 
Proportion of Employment in 


Activity Rate Services (ES/E) 
(E/P) 30 % 25 525) =i me 26. 1e 
36% 25 2 Se eco as 


* See Urban Systems Anas st A Literature Review, North 


Pickering Project, (1974) 


** See Urban Systems Analysis: Aggregate Analysis of Regional 
and Lakeshore Corridor Patterns, North Pickering Project, 


(December, 1974). 
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These are estimates under defined market conditions. The 
proportions of employment in services were relatively high, 


unaltered from broader, regional patterns. 


Translating these into service employment rates i.e. ES/P, 
is achieved by the following steps. 


For E/P - .30 and ES/E - .252 we have 
E = BE (0.252)) sands 7) s= 6100) 
. Bom 
a E,/P HF alte (U0 aisare) 
E/(100/30) 
= 100.2252) ( 03) 
= .0756 


For the entire activity rate and service employment rate set, 


the following E/P matrix is derived. 


E/P E,/? we seo 
«20 -0756 O33 
- 36 SOOO me, 


When the inituitive services employment rate estimate of 0.097, 


which was independently derived, is compared with these, a 
number of conclusions can be drawn.* 
(i) For cities in the 70-90,000 population range 
with different employment levels (activity rates), 
the services employment rate can be expected to 
Vary at COMeamDOsS TDL em..O0/ 565 CO 0D 7mOGe Dy 2 .n A 


percentage points. 


* It is to be noted that the “services sector" used in the 
urban systems analysis in the North Pickering Project 
included the SIC Divisions :7),.9, LO sand ll. The cirse 
is "Transportation, Communications and Other Utilities". 


These were included because of data constraints and the high 


personal and business service component in this Division. 
This makes the .094 derived from the intuitive inspection 
of the service components, which does not include Division 
7, Slightly above the estimates generated from the urban 
systems analysis. 
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(ii) There is general consistency between the more 
macro-economic estimates derived from the urban 
systems analysis and the intuitive inspection of 
the service sector components approach, adopted 
above. This consistency is in part due to the 
same assumptions being spyo iii’ by the same person 
or persons working on both exercises. However, 
the analyses were carried out several months apart, 
using different methodologies and with data bases 


Of "cOontrastung cuality and detail’. 


Refinement - Regression Analyses 
Method 


Given that service employment rates vary, depending on, 
among other things, the level of employment available in 

an urban place, the next step was to examine the pattern of 
change in the components of the service sector as the urban 
activity rate itself changed. This would serve to refine 
the broad sector/activity rate relationships previously 
established,* provide important insights into what might 

be expected on an individual service industry basis, e.g. 
finance, health and welfare and suggest the prospects for 


North Pickering under various activity rates. ** 


* See Urban Systems Analysis: Aggregate Analysis of Regional 


and Lakeshore Corridor Patterns, North Pickering Project 


(December, 1974). 

** Three urban activity rates are critical: i) the low 303 
level under conditions of metropolitan dominance; (ii) the 
36% level representing less metropolitan dominance and 
(iii) the 42% "market" level due to special features of 
a new community in the general metropolitan area. (See 
Part) Li-of this: Report.) 
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The method adopted was a regression analysis for each ser- 
vice sector for thirty urban places in the Central Ontario 
urbanized lakeshore. In regression analysis, the relationship 
between two or more variables is examined by calculating and 
plotting a line which minimizes the sum of the squares of 
the differences of the individual observed values, from this 
line. From this line of "central tendency" estimates of one 
variable (the dependent) are made from given values of the 
other, or others (indepdendent variables). The degree to 
which the estimating line maps out a close relationship 
between the variables is expressed by the correlation 


coefficient, confidence limits and significance tests. 


The product moment correlation coefficient (r) is calculated 

by taking the average of the products of the deviations of each 
data set from their respective means and dividing by the product 
of their standard deviations. The coefficient thus expresses 
the co-variation of the data sets as a proportion of the product 


of their standard deviations. 


For the trade and service sectors employment rates E,/P (where 


Li] 2etee LO) andethe urban placer activity erates me (where j = 
1, 2...30 and e = E/P), the correlation coefficient is expressed as: 
ae (SE) /PP-hEw/P.) a (ere= 6) 
e = n aL at 5 5 
Gis) 
a E/P : ce 


Where E,/P and e. represent the mean trade or service employ- 
ment rates for sector i and the mean activity rates for all 


urban places (j), respectively. 
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re) and oO represent the standard deviation of the distri- 


E/P 
butions of the trade and service sector employment rates and 
the standard deviation of the distribution of urban place 


activity rates in the lakeshore. 


The correlation coefficient can range between -1.0 and 1.0. 

If it is -1.0 or close to it the relationship between the 
dependent variable, to be estimated, and the independent is 

am anVversenone. | it ltr 1s- es 0FOr Close *COvUnILY (C1 ce. n0e ous 
1:0) the relationship 1S positive. With 1 = OO -or between 

-0.5 and 0.5 there is either no statistical relationship 
present or a weak association. Most correlation analyses assume 
linear relationships or employ transformations to approximate 
them. The linear relationship postulated between various trade 
and service sector employment rates and urban places activity 
rates is expressed as follows. 


E./P = Ot) Beer ne 2 
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Hg alee oe acer ener 30 
E,/P equals the employment in activity i/population, 
Ss represents the urban place activity rate, total employment/ 
population, ais the intercept on the y axis, 8 is the slope 


of the regression line and z is an error term. 


In plotting the regression equation (line) the scatter of the 
dependent variable's (E;/P) values off the estimating line are 
called residuals. The regression equation maps a line which 


minimizes the sum of squares of these reSiduals. This is 
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done by the computation of the slope (8) which indicates how 
one variable changes with a change in the other. The slope 


Or regression coefficient equals r (o,, je / O, ye 
i y 


Confidence limits measure the scatter of observations about 

the estimating line and illustrate the degree to which 

the estimating equation (line) accurately predicts one value 

(the dependent) on the basis of the other (independent). They 
measure the deviation of observed as against expected or estima- 
ted. Because regression analysis is usually applied to sample 
data in order to infer characteristics of the universe or 
statistical population, the deviations of actual values from 

the estimated are referred to as standard errors of the estimate. 


This is estimated as follows: 
Jeet Citi) 


In a statistically normal distribution one standard deviation 
around the mean will encompass 68.3% of all occurrences. Two 
standard deviations will encompass 95.45% of all outcomes. 

These characteristics of a normal distribution are applied 

as assumptions to the distributions of the dependent and 
independent variables. As the regression exercise is designed 
to minimize the uncertainty of estimating the dependent from the 
independent variable, the magnitude of the standard error will 
indicate the degree to which the estimating line can really 


summarize the scatter of observations. A good rule of thumb is 


that the standard error of the estimate should be less than 


10% of the range of the dependent variable. 
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Could the correlation coefficient have occurred by chance given 
the size of sample used? A test statistic known as "Student's 
t" is used to determine the significance of the correlation 
coefficient. 
t = ree ed (iv) 
Yl — x? 
Where N is the number of pairs of data in the analysis and 


(N - 2) are the so-called 'degrees of freedont' for the test. 


Besides testing for the significance of the overall relation- 
ship as expressed by the correlation coefficient, the regression 
equation itself has to be validated as a significant explanant 
of variation. This is done by a variance ratio test known as 
Snedecor's F-test. The issue is whether the regression is only 


a useful predictor of the mean value. of the dependent variable 


i.e. E,/P. If it does no more, then the slope of the line 
would be zero i.e. B = 0, giving a constant mean employment 
rate for the full range of activity rates. This would be a 


Minimum of explanation. A useful regression analysis will 


usually have a slope where 8 > or < 0. 


The F-test is calculated as follows: 


r(E,/P - EVE )S 


Ont (v) 


R(E;/P - E:/P)* 14 6, 


The variance between the predicted value of E,/P (i.e. E, /P) and 
the actual mean of E,/P (ives E,/P) is compared to the actual 


variance in the observed data itself i.e. L(E,/P - BE /P) Vane 
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The degrees of freedom (d.f.) are computed as 

Coie = (N- 1) - 0 (vi) 
Where N equals the number of paired observations, (N-l) is a 
reduction because of the mean and o is the number of parameters 
to be estimated. In the present context the model only 
estimates one parameter 8, the rate of change (slope) of the 
dependent variable due to a change in the independent variable. 


There are therefore 28 degrees of freedom. 


If the residuals of the observed data are reasonably close to 
the estimating regression line the following relationship is 


required: 


_ -P PA ie < _ FF 2 a4 ‘ 
Z(E,/P E,/P) y (E,/P E,/P) ~ E(E,/P BE7P) 


; ; nN 2 : 
Where (He Eee 7/2) approximates zero. 


In order to test the regression equation a null hypothesis is 
set up which postulates that the regression explains no more 
than the mean i.e., L(E,/P = Bey) =".0. ors =) 0. 

The sguare of the correlation coefficient is referred to as 
the coefficient of determination (r*). This is the ratio of 


the variation explained to the total variation. 


xr = 2 (vii) 


V, 
Note that r”? and therefore r approaches 1.0 as 2 approaches 


V. 
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Analysis 

Trade - Wholesale 

The relationship between wholesale trade employment rates and 
urban place activity rates for thirty places in the Central 
Ontario lakeshore is plotted in Figure 1. The relationship is 
not a strong one with a correlation coefficient (r) of 0.32 
and a large standard error of 1.315%. The high level of 
variability in the E,/P values left unexplained by the 
regression equation is emphasized in the coefficient of determina- 
tion r*, which indicates that the equation only accounts for 
9°948% of total variation. The F-statistic (3.0934) 

testing the predicted versus the observed variation of whole- 
sale employment rates is not significant, either at the 1% or 
5% levels. The equation for the regression is E,/P = 0.959 


2 0 COE Ea 


Within the constraints of the statistical method and the 
simple bivariate model no significant relationship can be 
extracted to relate possible levels of wholesale employment 
in, North. Pickering to, the overallvactivity rate on total 
employment. Reading off the regression line itself indicates 


the following rates: 


Urban Place 30 36 42 
Activity Rate (E/P) 0 
/o 
Wholesale 
Employment Rate (E,/P) 6 ree: ies5 


However, the standard error of the estimate and the variance 


tests indicate that the predicted values could be several times 


these values. 


oa cae 
= Shinn eu ae a ; 


ee wp hee ho 


| a tons 
ite ae. | 


oral “> | Ci 1S ewe ian ~~ 


ry 


5 
We gy Gey QC en peeaad iT As feos  pniiee 
: roy Om 1866) = 4 . el ; 
® ® ag > ° Pe by 
; (i 0 
® @) 


ElisP% 


WHOLESALE CENTRAL 

Fig.1 ONTARIO 

E,/F = 0.95854 + 2,0892 (E/P) LAKESHORE 
3 Once THE RELATIONSHIP 

S,/P = S353 BETWEEN THE RATIO OF 
zt SERVICE EMPLOYMENT 
fon 1.7588 TO POPULATION (Ei/P) 

AND THE RATIO OF TOTAL 

ey 3.0934 EMPLOYMENT TO 


POPULATION (E/P) 
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Trade - Retail 
Visually the retail employment rate and urban place activity 
rate relationship looks more regular (Figure 2). A fairly 
hagh correlation coefficient of 0.67 1s evident., The 
t-test indicates that this is a highly significant coefficient 
with a less than 1% chance occurrence. About 45% of the 
variation in retail employment rates is explained. The F-test 


does support the linear relationship. 


The regression line appears to be a reasonable estimate in 
the middle activity rate range 25% - 45%. It is expected 
that with the omission of extreme values (Port Credit - 10.3% 
Toronto - 8.5% and Pickering Township - 0.7%) the confidence 


level in predicting variation would be higher. 


The regression equation is: 


E,/P 19 O4y fen Gato 028s) mee 


> 14306 


E,/P 


For the two activity rate possibilities of 30% and 36% the 
retail employment rates are estimated at 3.75% and 4.12% 
respectively. Atethe 42% )activity rate level the ,etar1l lemploy—~ 


ment rate could be 4.5%. 


Services = Finance 

Outside of four extreme values the plot for financial services 
employment rates is quite regular (Figure 3). The coefficient 
of correlation is Significant at 0.52 and the standard error 
of the estimate is 0.62% The regression equation performs 


poorly in representing the variation of the dependent variable, 
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RETAIL 
Fig. 2 
E,/? = 1.90422 
r = 0.668 
p/P = 1.4319 
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CENTRAL 
ONTARIO 
LAKESHORE 


THE RELATIONSHIP 
BETWEEN THE RATIO DF 
SERVICE EMPLOYMENT 
TO POPULATION (Ei/P) 
AND THE RATIO OF TOTAL 
EMPLOYMENT TO 
POPULATION (E/P) 


4 12 23 


Eli/P% 


FINANCE CENTRAL 

Fig.3 ONTARIO 

E,/P = 0.00084 + 1.7937 (E/P) LAKESHORE 
re = OLS 19 THE RELATIONSHIP 

S,/P = 0.6202 BETWEEN THE RATIO OF 

i SERVICE EMPLOYMENT 

t = 3.2028 TO POPULATION (Ei/P? 
SS noe | AND THE RATIO OF TOTAL 


EMPLOYMENT TO 
POPULATION (E/P) 
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accounting for only 26.8% of variation. The F-statistic 


is however, Significant at the 1% and 5% levels. 


Without taking this any further, it is obvious that the 
concentration of financial services in Toronto militates 
against any easy or predictive regularity. However, this 
exercise was designed to draw out the effects of such things 
as metropolitan dominance and irregular patterns, as well as 
the more regular relationships. The plot does display a 
regular cluster of 18-20 urban places in the 25-45% activity 


rate range with financial employment rates in the order of 


(=) 
Ww 
oo 


to 0.7%. It is reasonable to assume that North Pickering 
with activity rate possibilities of 30%, 36%and 42% would 

have financial employment rates within this range. Estimating 
from the regression equation, the following financial 


services employment rates are possible. 


E,/P =— OO. 00084 al. 793 75° (E72) 


Urban Place 
Activity Rate (E/P ) 30 36 42 
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Services - Insurance and Real Estate 

The general relationship between employment in insurance 
and real estate services and the urban place activity rate 
is high’ witha correlation coefiticient or, 0. /4eandsa 
t-statistic of 5.814 (Figure 4). The standard error is) low 


at 0.243%. Approximately 55% of the variation in E,/P is 
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A-22 
explained. Once again the simple bivariate relationship 


will not explain the greater part of variation in insurance 


and real estate employment rates. 


For estimating purposes this regression is adequate. Three 
employment rate possibilities may be inferred from the 
regression equation. 


Urban. Place 
Activity Rate (E/P) 30 36 42 


ee oe ee 
47 


Real Estate Employment — e255) 203 
Rate (E,/P) 


With a standard error of 0.243% the 42% activity rate has a 


very probable employment rate of .387% to .873%. 


Services - Eduation and Related 

The pattern of education and related employment rates is 
one of some extremes, not just at either or both ends of 
the urban activity rate spectrum, but throughout this range 
(Figure 5). However, a Significant correlation coefficient 
of .78 (t = 6.64) has been computed with over 61% of the 
variation in employment rates statistically explained. 

The mean employment rate in 1971 was 3.0133. A standard 
error of the estimate of 1.246%was computed. With a F- 
statistic of 44.133 the regression equation can be inter- 
preted as significant in accounting for the observed variation 


in employment rates. 


The scatter about the critical activity rate range (30% - 42%), 
reduces somewhat, the confidence in useful estimation. The 
range is not easily explained by the presence of universities 


or Similar institutions. 
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EDUCATION & RELATED SERVICES CENTRAL 

Fig. 5 ONTARIO 

E./P = -0.09498 + 7.49713 (E/P) LAKESHORE 

r = 0.782 THE RELATIONSHIP 
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cee ee SERVICE EMPLOYMENT 

ss t = 6.6432 TO POPULATION (Ei/P) 


AND THE RATIO OF TOTAL 
EMPLOYMENT TO 
POPULATION (E/P) 
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However, the model provides a good basis for inference. The 


following employment rates are computed from the equation. 


42 
E/P 30 36 7 
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Services - Health and Welfare 

There is no evident relationship between employment rates 

in health and welfare services and urban place activity rates 
(Figure 6). The extremes alluded to earlier in this appendix 
(Milton, Whitby, Newmarket, etc.) mask any regularity which 
might exist. There are undoubtedly fairly regular patient/ 
doctor or patient/hospital type ratios throughout much of 

the lakeshore. These regularities do not emerge when urban 
place employment proportions are introduced. The correlation 
coetficient assmoderately significant, but low (r= 0.31). 
Only 9.6% of the variation in employment rates is explained, 
With F = 2.97156 the regression explains little more than the 


mean value of the dependent variable. 


Services - Amusement, Recreation and Religion 

Generally the estimation of employment rates in amusement, 
recreation and religion is successful (Figure 7). A signifi- 
cant (t = 5.875) correlation coefficient of 0.74 is computed 
with a standard error of the estimate of 0.292%. Over 

55% of the variation in employment rates is explained by urban 
place activity rates. As an approximation of the 

total variationof the independent variable the regression is 


Significant (F = 34.514). 
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With the reservations regarding the amount of variation left 
unexplained and the small number (4) of extreme values which 
reduce a regular relationship, this regression is of some use. 
Within the relevant activity rate range (30% - 42%) the 
distribution of observations is clustered, with one extreme. 

Most observations appear as negative residuals from the line, due 
to the effects of the four extreme values mentioned earlier. 

The model provides the following estimates. 


E7E 30 36 42 


0 
ss I 
E,/P 41 500 3) 
Services - Business Management 


The regression analysis for employment rates in services to 
business management gives a significant (t = 3.85), if moderate 
correlation coeriicient of 0759) (The standard error of the 
estimate is considerable at 0.696%. Approximately 34.6% of 

the variation in employment rates is explained. The regression 
equation does prove significant in predicting the overall 


variation in employment rates. 


The patterns of the regression equation provides some reli- 
ability for inferring rates. The significant clustering 

of observations about the line in the vicinity of 30%-42% 
activity rates is once again evident (Figure 8). The 
extreme variations brought about by metropolitan dominance 
cannot be confidently estimated by the 8 coefficient. 
Extraction of average estimates in the mid-range, is however, 
acceptable. This suggests employment rate possibilities 
between 0.4% and 1.2% for North Pickering. The regression 


equation provides a range estimate between 0.67% and 0.96%. 
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BUSINESS SERVICES CENTRAL 
Fig.8 ONTARIO 
E,/P = -0,05143 + 2.4193 (E/Pj LAKESHORE : 
r = 0.588 THE RELATIONSHIP 
BETWEEN THE RATIO OF 
S /P ==" 0.6964 SERVICE EMPLOYMENT 
4 TO POPULATION (Ei/P) 
Sarre ote AND THE RATIO OF TOTAL 
mo) tS 14.7989 EMPLOYMENT TO 


POPULATION (E/P) 
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Services - Personal Services 

Not surprisingly there is a relatively good fit between 
the personal services employment rate and the urban place 
activity rate in the lakeshore (Figure 9). A significant 
correlation coefficient of 0.65 is obtained with a t-value 
Of 4.5089.) OVer! 422,08 cthe Variation: in E,/P is explained 
by the change in E/P. The simple bivariate relationship 
employed can be positedas an adequate explanant of the 
variation of personal services employment rates. At the 
mean employment rate of 0.7367%, rates from 0.4272% to 
1.0462% could be expected within 68% (one standard error) 


of occurrences. The F—statistic is 20.33. 


As with a number of the previous distributions the present 
relationship is marked by a number of extreme values. In 
distorting the distribution they influence overall relationship 
in the lakeshore system. In the present assessment of what 

are much more complex (i.e. multivariate) relationships, they 
serve to vividly illustrate the real world irregularity of 


the lakeshore urban economic system. 


Places Like Toronto City, (1. 72)-and Milton: (1.54).have> very 
high personal service employment and activity rates. Vaughan 
Town as a developing fringe of the metropolitan area has a 
typically low personal service employment rate (0.5%) 

matched by a high overall employment rate (due largely to 

the CNR classification yards). Port Credit lies at the 
opposite extreme with a very high level of personal services 


employment (2.0%) and a low urban activity rate (73%). 
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Notwithstanding the deficiency in predicting the larger 
part of the variation, the observed distribution, (Figure 9) 
does permit the assessment of average tendencies in employ- 
ment rates in the relevant activity rate range of 30% - 42%. 
The average rates tend to be as follows: 


Urban Place 


ACTLVLty sRate (R/P) 30 36 42 
oy 
Personal 0 
Services Employment 59 67 74 
Race (E,P) 
Services - Accommodation and Food 


A significant correlation coefficient of 0.62 was obtained 
between employment rates for accommodation and food services 
and urban place activity rates (Figure 10). Approximately 
38% of the variation in employment rates is explained. The 
standard error of the estimated E,/P is 0.463% about a mean 
observed value of 1.046%. The simple linear equation does 
Significantly explain variations in the accommodation and 


food employment rates. 


Again, extreme values (Toronto City, Port Credit) complicate 
sinplesrelationsn1 pS melt ass, dit ficulteto. explain the high 2.53) 
for Bowmanville (population - 8,947) unless a substantial 


proportion of local food processing or related employment 


was classified as service. In the 30% - 42% activity rate 
range there are only five observations out of fifteen, which 
are not well estimated by the regression line. This cluster 


and the level of significance of the correlation coefficient 


lends some confidence to average estimates in this area. 
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The following average employment rates may be supported. 


Urban Place 


Activity Rate (E/P) 30 36 42 . 
Accommodation an 
Food Employment Rate nists) 2D leo 
(E,/P) 


The regression equation gives these average expectations. 


Services — Total* 

Not unexpectedly the generalized relationship between service 
sector employment rates and the urban activity rates, as 
expressed by the correlation coefficient, is a significantly 
close one. An r value of 0.82 with t = 7.567 is computed 

for the 1971 data. Over 67% of the variation in employment 
rates is explained by the simple bivariate model. The mean 
value for employment rates was 9.29% with a relatively low 
standard error of 2.617%. In overall terms the regression 
equation is satisfactory for estimating variations in the 


dependent variable, E,/P (Figure 11). 


Typical extremes are found in the City of Toronto (21.4%) 
the service hub of Ontario and for many services, the entire 
country. Other atypical places are Vaughan Town with the 
bulk of its high employment (E/P = 65.7%) in services em- 
ployment. The institutional base in Milton gives this place 
a very high service employment rate of some 17.5%. These 
places have contrasting locations and functions. Their 


similarities are in high levels of both service and total 


* As defined by Statistics Canada, SiC Division. LO. anette 
North Pickering Project Divisions 7, 93° 10 and 22) have» been 
used. These included transportation, communciations and 
other utilities, finance, insurance and real estate, 
Division 10 and local administration. 
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employment. At the other end of the spectrum was Pickering 
Township with an activity rate of only 11.8 and a services 
employment rate of 2.4%. In contrast the dormitory communities 
of Port Credit and Pickering Village had very large proportions 


of their employment in services. 


Within the caveats of the scatter observed a broad range 

of service (i.e. SIC Division 10) employment rates may 

be suggested. Within the 30% to 42% activity rate range the 
rate may range from 2.5% to 12.4% Previous investigations 
suggest that circum-metropolitan places may be deficient in 
certain services, especially services to business management 
and some higher-order personal services (e.g. health). MThis 
is verified by the low rates in Bramalea (3.2%), Streetsville 
(5.7%) and Mississauga (6.8%). These places all appear as 
negative residuals below the regression line. Within the 
large range of 2.5% to 12.4% there is little to indicate 
that North Pickering would exceed the upper 7.0% suggested 


by the circum-metropolitan places just mentioned. 


The regression equation is: 


a vAle = oe42 eee Ly ooo 2 Ae) 


Estimation gives these three possibilities. 


E/P 30 36 42 
0 
(LE, /P) in 2O Sao Z OOo 


Adding in one standard error the following ranges may be 


confidently inferred. 
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Local Administration 

To complete, as far as possible, the analysis of the "service 
sector" as defined in previous studies in the North Pickering 
Project's economic planning, employment in local administration 
is reviewed (Figure 12). The overall pattern suggests a 

close, positive relationship between local administration 
employment rates and urban place activity rates. A signifi- 
cant correlation is computed with a coefficient of 0.81 and 

t = 7.417. Over 66% of the variation in employment rates 

is explained and a relatively low standard error of the 


estimate (,27%) is computed. 


A rate above or below 0.3% - 1.4% would be unusual. There 
is marked regularity of the employment rates in this sector. 
In fact no fewer than eight places have rates of exactly 
0.6%. Another three have rates of 0.5%. Rates of .589%, 
-698% and 0.8% would be typical for places with activity 


rates of 30%, 36% and 42% respectively. 


Summary 

The results of the regression analysis are summarized in 
Table 4. Figure 13 illustrates the different sizes and 
internal structures of the service sectors suggested by this 
exercise. It is evident that estimates for wholesale trade 
and health and welfare services were not permissable, within 
the logic of the statistical method. The latter is highly 
susceptible to initiatives on the part of the Province. 

Lack of estimation here does not prove a significant 


handicap. 
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TABLE 4 
oe ee SERVICE EMPLOYMENT RATES 


URBAN PLACE AGEIVIEY, RATE eas 


CuO. Divs Ons 


Major Group l - 
Wholesale Trade 
Major Group 2 - 


Retail Trade 


TRADE = 


ile Crm Diels LONe O 

Major Group =o) 
Finance Industries 

Major Group - 3 


Insurance Agencies 
& Real Estate 
Industries 


FINANCE, INSURANCE & - 
REAL ESTATE 

S.C Davie TOneLo 

Major Groupe 


Education & Related 
Services 


Major Group - 2 


Health & Welfare 
Services 


Major Groups 3 & 4 


Amusement, Recre- 
ation & Religion 


Major Group: — 5 


Services to Business 
Management 


Major Group — 6 
Personal Services 
Major Group = 97 


Accommodation & Food 
Services 


Major Group - 8 


Miscellaneous Services* 
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TABLE 24 s(Cent 'd) 
URBAN PLACE - ACTIVITY RATE &% 


30 36 
COMMUNITY, BUSINESS 
& PERSONAL SERVICES 
Total — 1** Bee Nofek 
Total -— 2*** (4.63-9.87) (5.7-10.9) (Ge7c—l2.01) 
So le. Ses a ViS HON musk 
Mayor Group = 3 
Local Administration 0.589 0.698 
Service Sector Total + 
Estimate - I Ao 6.24 
Estimate - II (6,23-—11.47) (7.6-12.8) (8.96-14.2) 


NOES? No estimate possible 

= As in the intuitive estimate. 

nen Sum of component major group regression estimates, in 
Division 10, except Health and Welfare. No middle-range 
suggested because of modest estimation in business services 
SEC EOI. 

ae Separate regression estimates for S.1I.C. Division 10 itselr. 

+ 


Estimate [ is made up of the sum of individual major group 
regression estimates in Division 10 plus local 
administration and sum of regression estimates for 
Division 9. Health and Welfare should be added for 
comparability with other suggested ranges. 


Estimate II is made up of the separate regression 
estimate for Division 10 as a whole, plus local 
administration and the sum of regression estimates 
FOorsDivisioOnwe. 
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Four totals are given. One for the S.1.C. Division 10 
based upon the summation of individual regression estimates 
within this Division. Another is based upon the analysis 
of that sector as a whole. The third total combines the 
first with most of Division 9 (finance, insurance and real 
estate) and local administration. The final total combines 
Division 9, the regression estimates for Division 10 as a 
whole, and local administration. The latter two totals are 
the more relevant estimates for North Pickering. These 
approximate the "service sector" used in previous urban 
systems and related economic research in the North Pickering 


Project. 


As no statistical estimate for health and welfare services 

was possible the intuitive estimate (2.8%), previously generated, 
may be used to make the two service sector totals comparable. 

The final service sector estimates are therefore 


Urban Place 


Activity Rate 30 36 42 
(ELE) 
oy 
Service Sector Estimate 0 
Sa ae I 7155 homes 9.04 
< ie C6 223—11547} (7.6-12.8) (8, 96—14 72) 


As can be seen from the matrix the logic of increasing 
service employment rates with increasing urban activity rates 
is maintained. In addition, the estimates from the summation 
of service sector components (in Estimate I) fall within the 
ranges established by the aggregate analysis of Division 10. 


There is consistency in the estimates. 
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The estimates from the aggregate urban systems analysis exercise 


produced four possibilities for North Pickering. 


E/P 30 36 
0 
7.56 9.07 /o 
PAs 7283 9.4 


The intuitive inspection in the first section of this 

Appendix suggested a rate of around 9.7%. There is very 
considerable consistency between these three approaches-- 
the urban systems analysis, the intuitive inspection and 


the statistical analysis. 


For the 30% urban activity rate the urban systems analysis 
(7.56-7.83%) and the Estimate I (7.55%) of the regression 
exercise are almost identical. They both fit into the 
range of 6.23-11.47%suggested by the statistical Estimate - 
II. The intuitive inspection did not take account of 
varying activity rates. The 9.7% is therefore regarded as 
a high estimate within the context of a 30% urban activity 


rate. 


For the 36% activity rate case the intuitive, one statistical 
and the urban systems estimates all centre around 9%. There 
are two outputs however which suggest that this is still a 
relatively high estimate. 

1. Due to the data constraints operating when the urban 
systems analysis exercise was being completed the 
regtonal sectoral-split patterns were maintained 
in the lakeshore-metropolitan setting. They were 
left as a likely, but unknown, overestimate of the 


service sector. 


4 


‘sane -aeouiers 
i ieet al ae 


a 


504 Vet ike oie es 
-OULFAS 5aSucles a 0Sea ties 
a tis Bi 


A 32 


2. The statistical Estimate - I, the service sector 
components approach, gave an estimate of 9.04% 
for the 42% urban activity rate. While an estimate 
for the 36% could not be reliably generated for 
Estimate - I, the progression of all estimates 


suggests a direct relationship between the service 


employment rate and the urban activity rate. This 
suggests a rate between 8% and 9% when the activity 


rate tis 36%. 


For these reasons a service employment rate of 9% at the 36% 


urban activity rate is regarded as an upper estimate. 


At the 42% urban activity rate a 9% service employment rate 
is more than likely, little more than a minimum. This 
interpretation is supported by the urban systems (upper) 
estimate of around 9% for the 36% activity rate, the 
intuitive and both statistical estimates. However the 
literature revtew and an analysts of urban economte pattern 
im the Central Ontarto lakeshore adil point te a relative 
deftetency in service employment rates tn ctreum-metropolitan 


places. The Lower rate of 9% te a realistic prospect.* 


Conclusion 
The purpose of this technical appendix was to explore 
more fully the nature of the service sector in the urban 


economic environment of the Central Ontario lakeshore. The 


* However, adding in a small increment for "transportation, 
communications and other utilities" and Div. 9, MG.-2, 
employment may be expected to support the rate of 9-10%. 
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specific objectives were to detail the service sector to 

a level commensurate with the information available for the 
manufacturing sector and to ascertain the likely mix of 
service employment in North Pickering under various activity 


rates. 


The statistical analysis has not purported to explain the 
spatial incidence of varying levels of service employment. 
Associated patterns, not causes, have been inferred. The urban 
activity rate was used not because it is the best explanant 

of changing service employment rates but because it is an 

index of the level of urban employment. As such, it was the 


measure used in economic planning research in the Project 
to gauge the degree to which live/work and related objectives 


might be met. 


The results of this and previous research suggests that the 
regression analysis summarized in Table 4 may be used as a 
guide to the possible make-up of the trade and service sectors 
of the New Community over the next decade. The analysis 

also indicates that with possible urban activity rates of 

30% and 36%, service employment rates of around 7 - 8.5% 

are likely. With an activity rate of 42% a service 
employment rate of 9 - 10% is suggested, as a likely "market" 


scenario for North Pickering. 
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THE "“IDEAL"SCENARIO 


A working version of an "ideal" picture of employment for 
North Pickering, given the New Community's location within 
COLUC, has been postulated as follows: (See Page I-18 of 
Part I of tiis Repore) 

Secondary Employment -20 = approx.) 15,000 jobs 


- manufacturing 
- wholesale and construction 


Retail employment 05) = a 30) Joos 
Service employment ee a P27 ON. VODs 
42 = a 31,500 jobs 


This scenario is "ideal" in the sense that it would meet 
Objective (ii) by providing a wide range of job opportunities 
in office, technical, professional and industrial employment. 
The same number of jobs is retained as in the "market" 
scenario. This is the number required to balance the jobs 
available with the estimated size of the resident labour force 
for the New Community. The major difference between the two 
scenarios is that the number of service jobs postulated in 

the "ideal" scenario has been considerably increased and the 


number of jobs in secondary employment correspondingly reduced. 


Secondary Employment 


The number of component points for secondary employment 
which has been postulated in this scenario is a minimum 
figure. It has been drawn from the lakeshore scenario, 
with an urban place activity rate of only 30%, derived by 
urban systems analysis to illustrate extreme metropolitan 


dominance (see page I-15 of Part I of this Report). This 


_ 


a 


- _ - = : a) 


1 < ae rerweal 


5 ; aaa 


7 
’ 7 
= 1G 
‘ 
re ora 
> 


orn, worn Gale ian 


=33VI0 36 Vee vf: 


par (See ote}! @e. 


Oo QBs 


>1) ee Oly cars 


sceem@t gs 36% eRe 


- | artnel rear aes te 


=8 


7 1.) @ ee 


240. eae 

i 09 i/ 9 

yr a Y 0 7 
‘ 7 = 


par ~ inher ay, 


ee), re te sea Lee tee! apes 


AAG 
proportion of secondary employment should not, of course, 
be construed as "ideal", either for North Pickering or 
for any other place. It merely represents a way of postulating 


a maximum amount of service employment for the New Community. 


Since it is in this sense, a minimum figure, it is unlikely 
that the New Community could expect to provide the required 
number of jobs by including a smaller component of secondary 
employment than this. Since the analyses and assessment 
necessary to construct the "market" scenario have also 
demonstrated that the New Community could easily increase 
its share of secondary employment, it is clear that there 
is room for flexibility here. If the rather high component 
of service employment postulated in the "ideal" scenario 
could not be fully implemented, then any deficiency in 

the total number of jobs could be offset by increasing 


the number of secondary jobs. 


The concept Of ‘an urban place within COLUC, other than 
Toronto, implementing such a strong and diversified service 
sector is an innovative and exciting challenge. The 
attempt can be expected to provide valuable experience which 
may contribute to the development of the overall COLUC 
concept, since this calls for, among other things, the 
wider but selective dispersal of service activity. 

Retail Employment 

This component is unchanged from the "market" scenario. 

On the basis of present information it would require some 
enhancement. If other strategies designed to implement 

the "ideal" scenario are successful, then the retail sector 


may also benefit. 
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Services Employment 


This is where the difficulty lies. In this “ideal® 
scenario, the services component has been increased by 

8 points above that postulated in the "market" scenario, 
in face of the traditional concentration of COLUC's 


service employment sector in downtown Toronto. 


Studies which have been made of this problem indicate that, 
for several reasons, the New Community may have less dif- 
ficulty in attaining, this ideal if the N.?.1.A. were to 
develop along the lines originally envisaged. The tentative 
dispersal of service activity from downtown Toronto which 

is occurring includes the beginnings of a service sector 

in the vicinity of Malton. However, the physical constraints 
of an existing urban place may make it difficult to deliberately 
structure the airport impact adjacent to Malton, into a 
location designed to concentrate and attract the service 
industries. But, if the hotels, restaurants and convention 
facilities which a major airport is likely to generate could 
be captured by the New Community for its central area, 

then this activity could be consciously structured to 
considerably enhance the New Community's central area and 
make it attractive as a location for the higher-order 
services. In addition, many business and management 

service establishments require to be in proximity to hotel 
and restaurant facilities for the convenience of their 
clients. At the same time, many professional and 


Management employees travel by air quite frequently. If 


this meant flying out of Malton, then obviously North Pickering 
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is a less convenient location than downtown Toronto. 
But if North Pickering is also adjacent to a major airport, 


then the situation may be radically different. 


In addition, the presence of a major airport at North 
Pickering may add significantly to regional travel pressures 
and so contribute to the early provision of rapid transit 
facilities between the airport and downtown Toronto. If 
this rapid transit facility also served the central area 

of the New Community, then its business community would have 
fast and convenient access to the business community in 
downtown Toronto. This is important because business 
Management service personnel require frequent personal 
contact with their counterparts in other service firms. 

It should be added that the #401 and the Don Valley 

Parkway presently permit an cff-peak driving time of 
approximately 25 minutes from the proposed site of the New 
Community's central area to downtown Toronto. To most 

of the service firms which have already dispersed within 
Metropolitan Toronto, this seems acceptable, but obviously 
the connection would be greatly enhanced if rapid transit 


facilities were available. 


Presently, the only significant services concentration in the 
Toronto region, except downtown Toronto, is in Don Mills, 
which is linked with downtown Toronto by the Don Valley 


Parkway and with Malton by Highway #401. 


For discussion purposes, it is useful to disaggregate the 


services component of the "ideal" scenario as follows: 
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% Jobs 
Total Services Sector Estimate, from 
the "market" scenario (increased by 
1 component point); mostly Personal 
and Convenience Services 10.0 hp oow 
Additional Employment possible in 
"Accommodation and Food Services" - 
Hotels, Restaurants and Convention 
Facilities 2-0 500 
Additional Employment in Business 
Management Services 530 S50 
7.0 25a SO 


The 10 component points, principally in personal and con- 


venience services, is taken from the "market" scenario with the 
addition of 1 percentage point as in the final regression 
estimates. ~(See Appendix, p. A-33.) The rationale for assuming 
that the New Community might enhance its service sector by 

an additional 2.0 component points if it garnered the bulk 

of the hotels, restaurants and convention facilities likely 

to be generated by a major airport, was also provided in the 
"market" scenario. The true size of the problem then is to 
provide an additional “5.0 component “points or 3,750 jobs in 

the higher-order services. Two independent studies of the 
problem of meeting this objective were made. 

The major objective of Lowry Model Analyses, Phase II was 

"to examine in some detail the probable distribution of 

service employment within the Oshawa sub-region and to test 

the viability of various proposals for articulating service 
employment within the sub-region, particularly with respect 

to the service employment of North Pickering". For this 
purpose, population and employment figures for the sub-region 


were drawn from three scenarios prepared for the COLUC Task 


C—'6 


Force. The analyses, of course, were based on the assumptions 


of the model and those of the regional planning employment 


and population distributions which it used. Twenty alter- 


native development strategies were analysed. The results of 


three of them (No. 4, 10 and 16), with the basic assumptions 


enumerated below, indicated that under these combinations 


of circumstances the service employment target for North 


Pickering could be met. 
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Basic Assumptions - Development Strategies 
No. 47) LOPandeiG 


North Pickering Oshawa/Whitby 

Population (1986/91) Neri. Population (1986/91); 
| 
| 80,000 Major Interna- 180,000 


tional Airport 


80,000 " 180,000 | 


80,000 " 300,000 


Because of the importance to the Metropolitan Toronto 


Planning Department of knowing the location trends in the 


service industries, the Department joined the North Pickering 


Project in sponsoring a special study of the potential 


future distribution of the service industries in the Toronto 


region.~? For North Pickering, the results of this study 


are, at best, (cautiously optimastic. 


29 


30 


See, Lowry Model Analyses of North Pickering, Phase II, 


B.G. Hutchinson, P.Eng., Waterloo, North Pickering Project, 
ADS AA 


Study of the Potential Future Distribution of Service 
Industries in the Toronto Region, Peat, Marwick and Partners, 
and IBI Group, North Pickering Project and the Metropolitan 


Toronto Planning Department, Toronto, 1975. 
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The Report indicates that firms which have decentralized 

find a reduction in the commuting time of their employees 

and feel that this is a desirable objective. However, 

some of these firms have experienced problems related to the 
availability of housing in the vicinity of the decentralized 
office location. As a New Community, North Pickering can 

set out to provide appropriate housing. For service employees 
who choose to both live and work in the New Community, 


obviously commuting time is reduced to a minimum. 


Decentralized firms have also expressed satisfaction with 


their proximity to golf courses and other outdoor recreational 


areas, together with the fact that decreased commuting 
time permits additional enjoyment of these facilities. 


The New Community can provide this advantage. 


Many decentralized as well as downtown firms commented 

on the need for good access to the airport. Most of the 

firms interviewed in the western part of the region listed 
proximity to the airport as one of the main factors that led 
them to choose that particular location. As already discussed, 
it is recognized that the New Community is likely to 

be assisted in reaching its objective in service employment 


Ltethe Net. l.A. expands. 


Suburbanized firms commented that hotels, restaurants, clubs 
and shopping facilities in their vicinity were less varied 
and perhaps of lower quality than those available in downtown 


Toronto. The New Community can probably provide the required 
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hotels, restaurants, etc., if the airport develops to the 
point of generating this demand. Prospects for shopping 
facilities in the New Community are fair and, if the higher 
order services can be attracted to North Pickering, then 
to some extent, retail employment and service employment 


might have a reinforcing effect on one another. 


In general, site selection outside the downtown core by 
service firms, is dictated by transportation, community 
environment and availability of labour. The Report 
points out that desirable communities should provide a 


range of accommodation types in order to match the labour 


profide, of industry in, the, vicinity. Once this condition 
is met, employers will prefer communities with a high level 
of public safety and civic pride. Prestigiously planned 
and well located, there is no reason why the New Community 


of North Pickering should not meet these criteria. 


Less encouraging for the New Community is the fact that, due 
to the significant advantages to the service industries of 
their concentration in the downtown core of Toronto, only a 
relatively small proportion of future growth in the service 
sector is likely to be available for decentralization. 
Pursuing this thought, the Report points out that Mississauga, 
North York and Scarborough may have the best chance of 
attracting the lion's share of decentralized office employment. 
The Report also expresses the opinion that, because of their 
existing social, physical and cultural infrastructure, Oshawa 
and Hamilton are probably capable of facing competition in 


seeking to attract the service industries but that North Pickering, 
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Oakville, and Aurora/Newmarket, are likely to get 
a very minor share of the total amount of decentralized 
office employment. The Report therefore recommends that a 
regional strategy be developed to support the objective of 
decentralizing office employment into the higher order urban 


places of the COLUC region. 


The Report provides guidance as to which types of service 
activity are potential candidates for decentralization. 

These are newly established or diversifying firms, insurance 
companies, data processing systems, research and development 
establishments, branches of international corporations in 
selected sectors, some head office functions of some very large 
corporations, regional sales offices, government functions, 

and in the case of North Pickering, if the airport expands, 


airport related activities. 


Prior to the commissioning of this Report, a study completed 

for the City soL Toroptoerlanning Board3! had shown that the prime 
demand factor affecting office space in the Toronto Core 

Area is proximity to related business. This is closely followed 


by access to transportation and access to labour. 


This Study found that among the potential candidates for 
decentralization it was not feasible to postulate a "set" of 
service firms whose client relations were so close that it 
would be of mutual advantage to seek to simultaneously locate 
them in the same urban centre. However, this Study did find 
that lack of support facilities could be a disadvantage in 


a suburbanized or decentralized location. Consequently, the 


31 City of Toronto Planning Board), )Core! Area OfficerSpace 
Forecast to the Year 2000, Price Waterhouse Associates, 


(Toronto), 1974. 
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Report proposes that the availability of the following 
facilities within short walking distance would be a location 
attribute in any community seeking to attract service 
employment: financial, legal, accounting and related services; 
printing, data processing, temporary help, delivery, office 
machine. repairing, and catering. It will now be necessary 
for the North Pickering Project to determine what volume of 
business each of these types of establishment requires 
in order to assess the feasibility of simultaneously locating 


the supporting facilities required by the service sector. 


At the same time, a new community should be able to provide 
flexibility and innovation in the design of office buildings, 
good landscaping and overall prestigeous design of office 
employment areas. These considerations too should assist in 
the difficult problem of attracting office and professional 


employment to the New Community. 


The Report recommends some specific actions which should 
assist North Pickering in attracting the service industries: 
provision of a balanced amount of housing by cost and type; 
provision of good transportation to downtown and the rest 

of the region; provision of good local transportation; 
provision of amenities in the central area, including shopping, 
hotels, restaurants, cultural and recreational facilities; 


early provision of office space in the central area and an 


active marketing policy to attract tenants; selection of 
a site for the central area which offers maximum prestige and 
visibility; ability to lease office space; concerted adver- 


tising of major achievements; concentration of marketing 
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efforts on potential candidate firms and, among these, on 
firms whichscan actvas catalyses by attracting other firms 
to their vicinity; the installation of a high level of 
municipal services; and a special effort to attract manufacturing 
plants, since some large manufacturing companies may be 
interested in decentralizing some portion of their office 
functions to the vicinity of one or more of their factery 
functions. As a New Community, North Pickering should 


be in a position to implement most of these strategic proposals. 


In summary, attracting office, technical and professional 
employment to North Pickering will be difficult but not 
impossible. However, it may not be possible to attract the 
total number of this type of job which it would be ideal to 
have in the New Community. Consequently, the "ideal" scenario 
should be regarded as indicative. Any steps which can be 
taken towards achieving it are valuable and each such step 


may improve the probability of taking the next. 


Industrial Land Requirements 

The 15,000 industrial jobs included in the "ideal" scenario 
require approximately 1,000 industrial acres and these can 
be comfortably provided within the New Community. To the 
extent that the New Community is successful in attracting 
service employment while its 1,000 industrial acres are 
being occupied, the need to increase this industrial allo- 


cation will clearly be reduced. 


Service employment densities are approximately 7-14 times 
greater than industrial employment densities. North’ Pickering 


could expect to accommodate its "ideal" amount of service employment 
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within its central area and within other service areas, 
for which planning provision has already been made. Were 
the "ideal" scenario to be attained therefore, no problem 


of land use requirements would arise. 


The Goal of a Live/Work Community 

With good strategic planning, North Pickering should be 

able to solidly ground its live/work community on the 

"market" scenario. If reasonable progress is made towards 
implementing the "ideal" scenario in say, the first ten 

year's of the New Community's existence, then there are grounds 
for suggesting that as the second generation of residents 

enters the labour force a reasonable choice of job opportunities 
for them will be opening up in their home community thus 


making possible a continuing live/work relationship. 


Ministry of 

4 Housing 

Hon. Donald R. Irvine, Minister 
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Ontario M. Warren, Deputy Minister 


